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May 2, 2019 File Numbers:  26T19-02-18 (Draft Plan of Subdivision)
OP-AM-03-18 (Official Plan Amendment)
AM-04-18 (Zoning By-law Amendment)
EMAIL ONLY (jvida@ucc.com)

Hert Inc.

c/o Jennifer Vida — Upper Canada Consultants
3-30 Hanover Drive

St. Catharines, ON L2W 1A3

RE: Saffron Meadows Phase 3 development (Resubmission 2)
162 Port Robinson Road
Part of Thorold Township Lot 171-172, and Part 1 on RP 59R-3218
Roll No. 2732 030 020 07600 + 2732 030 020 08700

Below is the 2" round of consolidated comments provided regarding your development applications. Please
ensure that all plans coordinate with each other and are updated accordingly. For any corrections, all related
drawings and reports shall also be revised.

Town Planning Comments (2"9)

In summary, Planning staff are more satisfied with the draft plan resubmission thanks to the revised street
network and Planning Justification Addendum which helps address some of our previously cited policy concerns.

We appreciate the emphasis noting how Appendices of the Secondary Plan are non-statutory components of the
Town'’s Official Plan, include inherent degrees of flexibility in their interpretation and application, and ultimately
their role for guidance in implementing the policies of the Secondary Plan. It is also important to recognize that
several policies of the Official Plan require all East Fonthill development be consistent with the Plans and
Guidelines, provided that the intent and general design approach are achieved to the Town’s satisfaction.

In light of the above, we have begun to proceed with the statutory Public Meeting, and have begun that circulation
process. There are some Official Plan policies which we are still coping with, that may be addressed subject to
certain zoning regulations being implemented. The performance standards envisioned include such things as a
maximum front yard dwelling setback, to complement the minimum requirement and enhanced front porch
specifications. We feel this type of regulation will help resolve the balance of policy / safety concerns surrounding
front-loaded vs rear-loaded (laneway) residential development on collector roads. As well as some other general
concerns affecting the entire subdivision in regards to urban design, streetscaping and traffic safety etc. The review
of the proposed subdivision plan will take this holistic approach.

1. Street Network
Re: Blocks 177-178 {Consultant Response to sub-bullet #1}
o The Town’s provision for sidewalks on both sides of a street does not generally extend to private
condominium developments. However, it is important to consider pedestrian safety,
convenience and basic connectivity with the larger neighbourhood. Also, condominium
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developments tend to isolate themselves from the larger transportation network, restricting

connections to / from neighbouring lands. This is an integration concern as it relates to the

remainder of the East Fonthill community.
Re: Blocks 177-178 {Consultant Response to sub-bullet #2)

o Therealigned stormwater channel does reduce the depth of Block 177 by more than 1/3™
and Block 178 marginally. The realignment results in more rectangular block shapes, which
are easier to plan and develop.

o The dimensions of a traditional block / lot are usually fixed, the realignment results in depths
of 145m, which are more than large enough to accommodate a variety of block / lotting
design layouts.

o Planning staff find it unusual why this logic is used to avoid developing public lanes
or streets on these lands, yet, the Street E area to the south is proposed on a much
smaller plot of land, with a total depth under 100m and is also narrower in width.

Re: Connection to Kunda Park Phase 4 (Neighbourhood Master Plan)
o Thank you for submitting the conceptual Neighbourhood Master Plan to illustrate how the lands
to the west could interact with the subject lands and beyond.

o Previously we asked for a street connection to be shown over the Steve Bauer Trail, at
the time, we did not have access to the revised Kunda Park Phase 4 subdivision
proposal, which proposes a SWM pond in the vicinity of an Acacia Road extension.
Knowing this, and after more thought, Town staff believe the more logical connection(s)
are with the Walker Road collector. (Attached)

Development Surrounding the Park
o Town Planning staff is supportive of having single detached dwellings flank the southern limits of

the proposed park if the units are designed to ‘front’ the public park and served by a public
walkway. The same public walkway has also been identified as part of Appendix A —
Demonstration Plan for Active Transportation. Providing eyes-on-the-park enhances
neighbourhood safety by providing greater exposure to public spaces which might otherwise be
hidden from neighbours as a natural-surveillance mechanism. This can be addressed through
careful consideration of the house designs and landscape treatments of the ‘rear’ yards.




Town Planning Policy

Official Plan
Re: Policy B1.7.3.1 — East Fonthill development objectives:
e  “To provide a hierarchy of collector and local roads that is based on a connected modified grid network
that accommodates all modes of travel.”
o See Town Planning Comment #1

Re: Policy B1.7.4
e  “All development within the East Fonthill Secondary Plan Area shall be generally consistent with the
Demonstration Plans (B1.7.4.1) & Urban Design Guidelines (B1.7.4.2). Adjustments and further
refinements to the Demonstrations Plans & Urban Design Guidelines are anticipated and shall not require
an Amendment to this Plan, provided that the intent and general design approach inherent to the
Demonstration Plans are achieved to the Town’s satisfaction.”
o See Town Planning Comment #1-2

Re: B1.7.4.4 — Crime Prevention through Environmental Design (CPTED)
o See Town Planning Comment #2

East Fonthill — Urban Design Guidelines (Appendix B)
Section 2.6.2 — Neighbourhood Parks
e  Parks shall have significant road frontage
e  Rear lotting adjacent to a park is discouraged
o See Town Planning Comment #2

Section 3.1.1 — Blocks and Lots
e Developable lands shall be subdivided into a series of development blocks, defined by a highly
interconnected grid, or modified system of public roads and lanes.
o See Town Planning Comment #1

o Development block densities will reflect the road network hierarchy, which itself will respond to
topography while providing a permeable transportation pattern.
o See Town Planning Comment #1

e  Each development lot in a block must have frontage on a public road or laneway.

o Though Blocks 177 & 178 are proposed to both have frontage on Street C, the land consumed by
such large, future draft plans of condominium will need to be cognizant of where otherwise
logical public road connections would have otherwise been located. The design must also be
considerate of neighbouring lands which may, (or have been) developed by ensuring
transportation connections and integration with the overall neighbourhood.

o The revised Neighbourhood Master Plan did not take into consideration the lands fronting on
Port Robinson Road (west of Street C & one lot east of Street C).

Section 3.1.4 — Building Relationship to Roads & Open Space

e  Building layouts should be used to reduce the incidence of crime through the implementation of CPTED
principles including natural surveillance, natural access control, territorial reinforcement and space
assessment.

e Buildings located adjacent to, or at the edge of parks and open spaces will provide opportunities for
overlook.

e The massing, siting and scale of buildings adjacent to, or along the edge of a park or open space will
create a degree of enclosure or definition appropriate to the type of open space they enclose.

o See Town Planning Comment #2



Section 3.2.2 — Townhouses

Townhouses shall, whenever possible, have rear lane garages to reduce visual impact of garages on the
street.
o See suggested zoning resolution above.

Summary of Agency / Town Department Comments

Niagara Peninsula Conservation Authority

Refer to previous comments.

Regional Municipality of Niagara

See attached for detailed comments and conditions.

No objections, subject to conditions.

Department of Public Works & Utilities

See attached for detailed comments.
Re: Sanitary Sewer

1.

4,

Confirm the existing sanitary sewer on Port Robinson Road and the three proposed 200mm@ sewers on
the east side of the development will have sufficient capacity to support the proposed development.

No proposed elevations have been provided for the development. As such, we ask that the consultant
confirm that the existing stubs on Port Robinson Road and the proposed stubs on the east side of the
development are low enough such that sanitary wastewater from new subdivision can be sent via gravity
sewer to these connection points.

Page 2 of the Functional Servicing Study indicated that Block 177 will be serviced by a proposed 250mm@
sanitary sewer on Street ‘C’. However, drawing 0478-Sanitary shows an existing 250mm@ sanitary stub at
elevation 185.9 and an existing 375mm@ sanitary stub at elevation 187.70, both on Port Robinson Road.
We assume the proposed 250mm@ sewer will connect to the existing 250mm@ stub. — Please confirm.
Submit a sanitary sewer design sheet for review.

Re: Storm Sewer

1.

We request that a storm sewer design sheet specific to Phase 3 be submitted for review.

Re: Environmental Impact Study

1.

None of the block numbers or land areas listed in the 1% and 2" paragraphs of Page 25 of Section 5 are
consistent with those indicated in the Draft Plan of Subdivision — Drawing No. 1541-DP, except for the
area indicated for the southern portion of the subject lands supporting EP1 and PSW. Please revise
accordingly.

The 3™ sentence of Section 6.1.1 state that Block 146 through 149 will lie adjacent to the EP1 forest edge.
According to the Draft Plan of Subdivision, Drawing No. 1541-DP, it will be development blocks 153
through 156. Please revise accordingly.

Re: Functional Servicing Study

1.

The 1% page indicates 128 proposed single detached dwellings; the Draft Plan of Subdivision indicates 135.
Please revise accordingly.

In the 2" sentence of the 2" paragraph under ‘Sanitary Servicing’, it references Block 170 & 171. This
appears to be incorrect as the two condominium blocks are Blocks 177 & 178.

The paragraph on Page 3 under ‘Stormwater Management’ is somewhat unclear. Based on a review of the
drawing entitled ‘Overall Storm Drainage Areas’, it appears that storm sewer flow and overland flows from
the portion of the proposed development south of the realigned channel will be conveyed to the South
SWMF while storm sewer flow and overland flows from the portion of the proposed development north of
the realigned channel will be conveyed to the North SWMF. Please confirm.



Please indicate in writing, how each comment is addressed in the revised submission.

Please provide digital copies of the updated plans and two (2) paper copies.
We're happy to meet with you to go over the comments in detail should you prefer. If you have any questions or
concerns, please contact myself or Barb Wiens.

Sincerely,

Ll
Curtis Thompson,
Planner, B.URPI

(o8 Barb Wiens, mcip Rrp - Director of Community Planning & Development
Derek Young, - Manager of Engineer
Alex Pasquini— Development Planner, Niagara Region
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Memorandum
Public Works Department - Engineering
To: Curtis Thompson, Planner
From: Xenia Pasiecznik, Engineering Technologist
Date: April 1, 2019
File #: N/A

Subject: Saffron Meadows (Phase 3) Draft Plan of Subdivision — Second
Submission

The Public Works Department has reviewed the submitted documentation regarding the
Saffron Meadows (Phase 3) Development. Please note the following comments
provided.

1. Environmental Impact Study Natural Heritage Saffron Meadow Estate Phase
3 — dated January 2019:

a. In the first paragraph of Page 25, when describing lands south of the
condominium blocks, Block 177 is noted twice. It should read, “South of
Blocks 177 and 178.” Please revise accordingly.

b. The 3™ sentence of Section 6.1.1 on Page 26 of the study states that
Block 146 through 149 will lie adjacent to the EP1 forest edge. According
to the Draft Plan of Subdivision, drawing 1514-DP, it will be development
blocks 153 through 156. Please revise accordingly.

c. The 1stsentence of Section 6.2.1 on Page 27 of the study states that
Block 146 through 149 will require permanent fencing with no gate along
the rear lot lines. According to the Draft Plan of Subdivision, drawing 1541-
DP, it will be development blocks 153 through 156. Please revise.

d. On Pages 28-32 of the study, under multiple sections the study references
Block 175 as the EPA/open space adjacent to the woodlot. According to
the Draft Plan of Subdivision, drawing 1514-DP, Block 175 will be 4 unit
towns and Block 182 will be the EPA/open space. Please clarify and
revise all sections.
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2. Functional Servicing Study, Saffron Meadows Phase 3 — dated March 2019:

a. The 3 paragraph on Page 4 of the document under ‘Stormwater
Management’ states that the receiving phase 1 and 2 of Saffron Meadows
storm sewers flow at a maximum of 63.5% full. However, according to the
design sheet on Phase 3 Storm Drainage Areas, drawing 1541-STMDA,
there are multiple areas in phase 1 and 2 over this maximum. Including
drainage area 13 running at 105.9% full. Please comment.

b. The report is not signed. Please revise accordingly and ensure it is signed.

3. Phase 3 Storm Drainage Areas — DWG 1541-STMDA - dated March 5, 2019

a. In multiple drainage areas where townhouses are majority of the area, a
run-off co-efficient of 0.55 was used when a co-efficient of 0.65, in
accordance with the Town’s Engineering Design standards, shall be used.
Please comment and revise.

b. The areas contributing to the South pond on the design sheets between
Phase 3 DWG 1541-STMDA, Phase1&2 DWG 0478-STMDA and the
Functional Servicing Report do not match. Please see attached PDF red-
lines and comment.

4. Draft Plan of Subdivision — DWG 1541-DP, REV 0 — dated August 29, 2018
a. In the table entitled ‘Assumptions to Generate Development Yields —
March 2012’ of Appendix D of the Town’s Official Plan, it lists 2.8 persons
per unit as the household size to be assumed for semi-detached units. On
the Draft Plan of Subdivision Dwg 1541-DP, the Consultant indicates a
household size of 2.5 persons per unit for semi-detached dwellings.
Please comment.

5. Neighbourhood Master Plan —- DWG 1541, REV 0 — dated November 23, 2018
a. The drawing shows a connection between Kunda Park Ph.4 and the future
development west of Saffron Ph.3. Kunda Park Ph.4 draft plan of
subdivision does not indicate a connection point between the subdivisions.
Please review.
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For stormwater flows being conveyed to the south stormwater management facility, there are two
existing stubs; a 750mm diameter stub on Swan Avenue and a 1350mm diameter stub on Acacia Road.
These stubs have been designed and constructed to receive stormwater flows from the Phase 3
development. There is also a 975mm diameter stub located at the south western extent of block 178 to
receive stormwater flows from the 2 condominium blocks and convey the flows to the north stormwater
management facility. Both the north and south stormwater management facilities provide Normal
stormwater quality protection levels before outletting to the existing portion of the realigned channel as
shown in the included drainage area plan.

The north pond was sized for a drainage area of 29.75 ha and it is proposed_te-convey the reduced area
of 28.91 ha to the facility. The south pond was sized for a drainage area of 11.83 ha and it is proposed to
convey the reduced area of 9.48 ha to the facility. Therefore both ponds are expected to operate without
modifications and does not require revisions to the MECP approvals.

A preliminary stormwater drainage area plan and design sheet have been included with this submission
(DWG 1541-STMDA) to demonstrating how stormwater flows within site are to be conveyed and the
available capacity in the existing storm sewers. The included design sheet shows that the receiving phase
1 and 2 storm sewers flow at a maximum of 63.5% full, therefore, there is adequate capacity in the
receiving storm sewers. .

CHANNEL REALIGNMENT

As identified within the East Fonthill Secondary Plan, the existing watercourse identified as the
headwaters for the Singer’s South drain traversing the subject property was to be realigned and
deepened to ensure proper drainage for the proposed developments within the immediate area and areas
west of the Steve Bauer Trail. However, the proposed alignment of the channel has shifted north from
the Secondary Plan to the location of the new Town of Pelham storm sewer that was constructed to
address the drainage issues in the Port Robinson Road, Station Street and Pelham Street area.

Subsequent to the completion of the Secondary Plan, storm sewers have been constructed along Port
Robinson Road and Station Street to convey flows from approximately 40.5 hectares of existing
residential lands and now outlets via an existing 1500mm diameter concrete storm sewer located
approximately 225m south of Port Robinson Road along the Steve Bauer Trail. The proposed channel is
now aligned with the existing 1500mm diameter outlet to ensure flows created by the external area are
now conveyed to the outlet at Rice Road.

The Kunda Park Extension 4 Development is located immediately west of the Steve Bauer Trail, and
shall be serviced with an independent Stormwater Management Facility. Flows leaving that site and the
26.4 hectare external area shall outlet to the upstream end of the proposed channel relocation and be
conveyed through the Saffron Meadows site. Flows from the existing Kunda Park Phases 1-3 areas will
continue to outlet to the existing stormwater management facilities located south of Merritt Road and
east of Line Avenue.

Page 4






[UPPER CANADA CONSULTANTS
261 MARTINDALE ROAD, UNIT #1 BY: D.LAMPMAN ——
ST. CATHARINES, ONTARIO, L2W 1A1 DATE: July-13-17 ~—
TEL: 905-638-9400
RAINFALL PARAMETERS: A= 83000 mm/hr SEWER DESIGN:  PIPE ROUGHNESS: 0.013 FOR MANNING'S EQUATION
5 YEAR DESIGN STORM EVENT B=1730 minutes PIPE SIZES: 1.016 IMPERIAL EQUIVALENT FACTOR
CITY OF WELLAND IDF CURVE C=0777 PERCENT FULL: TOTAL PEAK FLOW / CAPACITY g
MUNICIPALITY: TOWN OF PELHAM
PROJECT NAME: SAFFRON MEADOWS STORM SEWER DESIGN SHEET @ U
PROJECT NO.: 0478
LOCATION STORMWATER ANALYSIS STORM SEWER DESIGN ' 0
A R Time of Flow Rainfall Peak Full Flow Full Flow
DESCRIPTION From To Area Runoff Accumulated | Concentration | Time | Intensity Flow Length | Diameter| Slope | Capacity Velocity Percent
M.H. M.H. !hectam) Coeff. A*R A*R (min) (min.) | (mm/hr) (L/s) (m) (mm.) (%) (L/s) (m/s) Full
|[souTH POND @
Rearyard - Al RYCB 14 | SEWER 0.11 040 | 0.044 0.044 10.00 0.03 90.6 11.1 57 250 5.30 142.8 2.8 7.8%
Rearyard - A2 RYCB 16 | SEWER 0.15 040 | 0.060 0.060 10.00 0.18 90.6 15.1 9.3 250 0.50 439 09 34.4% @
Future Development - A3 PLUG 4 0.87 0.65 0.566 0.670 12.00 0.84 83.2 154.8 45.2 525 0.20 200.6 0.9 77.1% a
Walker Road - Ad 4 6 0.10 040 | 0.040 0.710 12.84 0.39 80.5 158.7 21.0 525 0.20 200.6 09 79.1%
Walker Road - A5 5 6 0.18 040 | 0072 0.072 10.00 0.76 90.6 18.1 37.1 300 0.35 50.7 0.8 30.4%
Rearyard - A6 RYCB3 | RYCB2 0.16 055 | 0.088 0.088 10.00 0.48 90.6 22.1 35.1 250 1.00 62.0 12 35.7% O
Rearyard - A7 RYCB2 | SEWER 0.23 055 | 0.127 0.215 10.48 0.01 88.7 52.9 2.7 300 6.20 2512 3.4 21.0% 5
6 9 0.996 13.23 1.40 79.3 219.4 89.0 675 0.20 3922 1.1 56.0%
Lynburner Street - A8 il 3 0.20 065 | 0.130 0.130 10.00 1.10 90.6 32.7 64.4 300 0.50 71.3 1.0 45.9%
Lynbumer Street - A9 8 9 0.14 0.65 0.091 0.221 11.10 0.38 86.4 53.0 39.0 300 1.50 123.6 1.7 42.9%
Lynburner Street - A10 9 10 0.12 0.65 0,078 1.295 14.63 0.61 75.4 271.1 41.9 750 0.20 519.4 1.1 52.2%
Lynburner Street - Al1 10 13 0.21 0.65 0.137 1.432 15.24 1.19 73.8 2933 81.0 750 0.20 519.4 1.1 56.5% — \ 239
Lynburner Street - A12 11 12 0.24 0.65 | 0.156 0.156 10.00 0.91 90.6 39.3 65.5 300 | 075 87.4 12 44.9% - g g % {
Rearyard - A13 RYCB 8 | SEWER 0.35 0.65 | 0228 0.228 10.00 0.53 90.6 57.3 39.0 250 1.00 62.0 1.2 92.3% / \ -
Lynburner Street - A14 12 13 0.30 0.65 0.195 0.579 10.91 1.04 87.1 139.9 79.7 450 0.50 2103 1.3 66.5% o o
Rearyard - A15 RYCB 13 | SEWER 0.10 0,65 0.065 0.065 10.00 0.03 90.6 16.4 45 200 7.93 96.4 3.0 17.0% <
13 18 2075 16.42 127 70.9 4086 | 87.0 750 | 0.20 519.4 1.1 78.7% / N \
Rearyard - A16 RYCB 12 | SEWER 0.20 065 | 0.130 0.130 10.00 0.57 90,6 32.7 42.0 250 1.00 62.0 12 52.7% / et ' @ \Y
Myrtle Street - A17 18 17 0.28 040 | 0112 2317 17.70 1.02 68.1 438.1 74.1 825 0.20 669.7 1.2 65.4% i // @
//
Walker Road - A18 DCB 2 0.09 040 | 0036 0.036 10.00 0.15 90.6 9.1 11.0 250 1.00 62.0 12 14.6% / s \
= ,, o
'C Rearyard - A19 ) RYCB 17 | SEWER 031 020 | 0062 0.062 10.00 0.19 90.6 15.6 15.0 250 1.20 68.0 13 23.0% s
Walker Road.- A20—" 4 2 0.29 040 | 0.116 0.178 10.00 1.68 90.6 448 823 300 035 59.7 0.8 75.1% / o 1678
Rearyard - A21 RYCB 15 | SEWER | 0.1 040 | 0044 0.044 10.00 0.53 90.6 111 39.0 250 1.00 62.0 12 17.8% / T \ 055 [L
Rearyard - A22 RYCB4 | SEWER 0.27 040 | 0.108 0.108 10.00 0.53 90.6 272 39.0 250 1.00 62.0 12 43.8% =k P @
Rearyard - A23 RYCB1 | SEWER 0.18 0.55 | 0.099 0.099 10.00 0.46 90.6 24.9 53.0 250 2.50 98.1 19 25.4% e
Swan Avenue - A24 2 7 0.25 040 | 0.100 0.565 11.68 161 84.3 132.3 89.0 450 0.26 151.7 0.9 87.3% \
Rearyard - A25 RYCB 5 [ SEWER 0.16 040 | 0.064 0.064 10.00 0.53 90.6 16.1 39.0 250 1.00 62.0 1.2 26.0% y
Rearyard - A26 RYCB7 | SEWER | 0.18 065 | 0117 0.117 10.00 0.30 90.6 29.4 42.4 250 3.75 120.1 2.4 24.5% P ~
Swan Avenue - A27 g 11 0.22 040 | 0.088 0.834 13.28 1.50 79.2 183.4 81.0 525 0.20 200.6 0.9 91.4% / \
Time of Concentration= 10min. + 800m / 1.20m/s / 60 sec. s
Future Tirone (Lavender Est) - A28 STUB 16.78 0.55 | 9.229 9229 2111 0.05 61.6 15797 | 5.0 1350 | 020 | 24902 17 63.4% O e, Farides
0.8 RESERVE " PH
Rearyard - A29 RYCBG | SEWER | 016 040 | 0.064 0.064 10,00 025 90.6 61 | 387 | 250 | 442 130.4 26 12.3% g iR \\ '
[Acacia Road - A30 STUB 11 0.13 040 | 0.052 9.345 21.16 0.40 61.5 15974 | 40.6 1350 | 0.20 2490.2 1.7 64.1% !
—— ——— 4 —
Rearyard - A31 RYCB9 | SEWER | 027 040 | 0.108 0.108 10.00 0.53 90.6 27.2 39.1 250 1.00 62.0 1.2 43.8% w - w \@ L ¥
Swan Avenue - A32 11 16 0.22 040 | 0.088 10.375 21.56 0.86 60.9 17543 | 870 1350 | 020 24902 1.7 70.4% q/ BLOCK 57
Time of Concentration= 10min. + 290m / 1.20m/s / 60 sec. b AT HEHES _g-i_a _B‘,j_ _-&i uz ;‘? fINEIREISE 18 0.3m RESERVE
Future Tirone (Lavender Est.) - A33 STUB 3.53 0.55 1,942 1.942 14.00 0.01 77.1 415.7 0.8 750 0.20 519.4 1.1 80.0% r— F ,
Swan Avenue - A34 14 15 0.15 040 | 0.060 2.002 14.01 0.58 77.0 4283 39.8 750 0.20 519.4 1.1 82.5% BLOCK 37 - V. 4 i
PH2Z
rearyard - A35 RYCB 10 [ SEWER 0.23 040 | 0.092 0.092 10,00 0.53 90.6 23.2 39.1 250 1.00 62.0 1.2 37.3% = SPEvSMeE. => = < ;
Swan Avenue - A36 15 16 0.37 040 [ 0.148 2.242 14.59 1.36 75.4 469.8 93.0 750 0.20 519.4 1.1 90.4% SCALE - 1.2000 ” 2 5 ﬁ( b BLOCK 51
Rearyard - A37 RYCB 11 | SEWER 0.21 065 | 0.137 0.137 10.00 0.57 90.6 34.4 42.0 250 1.00 62.0 1.2 55.4% 1 = i L N e e
Myrtle Street - A38 16 17 0.26 0.40 0.104 12.857 22.42 0.44 59.5 21249 71.1 1350 0.50 39373 2.7 54.0% SEE BELOW FOR CONTINUA T’ON
17 19 15174 22.87 0.39 58.8 2479.1 | 424 1500 | 020 3298.0 1.8 75.2%
19 HW 1 15.174 23.26 0.12 58.2 24544 | 126 1500 | 0.20 3298.0 1.8 74.4%
INORTH POND Time of Concentration= 10min. +350m / 1.20m/s / 60 sec.
Future Tirone (Lavender Est.) - A39 STUB 20 6.73 060 | 4.038 4.038 14.86 0.16 74.7 838.4 12.7 975 0.20 1045.6 1.4 80.2%
To SWMF 20 21 4.038 14.86 1.47 74.7 8384 | 120.0 975 0.20 10456 1.4 80.2% ’ | 1V
To SWMF 21 22 4.038 16.33 0.42 71.1 7974 344 975 0.20 1045.6 1.4 76.3% | | ||| ol
To SWMF 22 23 4.038 16.76 0.72 70.1 786.5 61.7 1050 | 020 1274.0 14 61.7% = 1 | 1
To SWMF 23 24 4.038 17.48 0.10 68.5 768.7 8.7 1050 | 0.20 1274.0 1.4 60.3% ay 1 Bl e T
A28 r_ e _l | | 3] ||| |u 48.7m SWALE
Future Condo Block - A40 STUB 24 1.93 0.65 1.255 1.255 12.00 0.07 83.2 290.0 58 600 0.40 405.1 1.4 71.6% 16.78 V. % | o [ & T S
To SWMF 24 HW 2 5.293 17.58 0.11 68.3 1004.3 9.6 1050 0.20 1274.0 1.4 78.8% 0.55 ' \| 430 Bl | |l| ’I i
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Nia ara,/l/ Region Planning and Development Services
8 5 1815 Sir Isaac Brock Way, Thorold, ON L2V 4T7

905-980-6000 Toll-free: 1-800-263-7215

April 1, 2019 BY EMAIL ONLY

Files: D.11.06.SD-18-018
D.10.06.0PA-18-025
D.18.06.ZA-18-067

Mr. Curtis Thompson

Development Planner

Community Planning & Development
The Town of Pelham

20 Pelham Town Square

Fonthill, ON, LOS 1EO

Dear Mr. Thompson:

RE: Regional and Provincial Comments
Saffron Meadows Phase 3 — Submission 2
Draft Plan of Subdivision, Official Plan and Zoning By-law Amendments
Town File Nos.: 26T19-022018, OP-AM-03-18, & AM 04-18
Owner: Hert Inc.
Agent: Upper Canada Consultants (Jennifer Vida)
Port Robinson Road (South Side) — West of Rice Road
Town of Pelham

Regional Development Planning staff has reviewed the information circulated with the
resubmission for Draft Plan of Subdivision, Official Plan and Zoning By-law Amendment for
lands known as Saffron Meadows Phase 3, in the Town of Pelham. The proposed applications
will permit the construction of 407 dwelling units (135 single detached dwellings, 36 semi-
detached dwellings, 110 street townhouses, and 126 condominium townhouses), and will
provide blocks for parkland, a naturalized channel, environmental protection, and road widening,
day lighting triangles and 1 foot reserves, and public roads. The subject lands are approximately
29.31 hectares in size.

Regional Planning provided comments on the first submission of the applications in a letter
dated August 8, 2018. The following additional comments are provided to assist the Town in
considering the revised submissions.

Provincial and Regional Planning Policies

Please refer to Regional comment letter dated August 8, 2018.

Archaeological Resources

Please refer to Regional comment letter dated August 8, 2018.
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Core Natural Heritage System

Regional Environmental Planning staff have reviewed the Environmental Impact Study (EIS) for
Saffron Meadow Estates Phase 3 prepared by Beacon Environmental Limited (dated January
2019). The EIS appears identical to the previous report dated April 2018, with the exception of
revisions to the Draft Plan of Subdivision (Appendix 5) which do not impact environmental
features. As such, further to Regional comments dated August 8, 2018, staff are satisfied that
the proposed subdivision may be permitted, subject to the mitigation measures noted in the EIS
Section 6.2 and recommended as conditions of approval below. Regional Environmental Staff
note that mitigation measures noted in Section 6.2 of the EIS include permanent rear lot
fencing, signage, grading and surface water controls, construction fencing, sediment and
erosion control measures and timing of construction.

Regional staff is not opposed to the proposed Zoning By-law application subject to Block 182
being zoned Environmental Protection Area (EPA) or similar zoning which achieves the same
level of protection. Furthermore, the Region requires that a Landscape Planting Plan, prepared
by a full member of the Ontario Association of Landscape Architects (OALA), be submitted to for
review and approval to illustrate how Blocks 179 and 180 (i.e., the watercourse corridor) will be
adequately vegetated with riparian plantings. Regional Environmental Planning Staff
recommended that the Plan consider plantings within the woodland buffer along the boundary of
Block 182 to further discourage human intrusion into the woodland. In this regard, a condition in
the appendix is included in the subdivision agreement.

Please note that the Niagara Peninsula Conservation Authority (NPCA) continues to be
responsible for the review and comment on planning applications related to their regulated
features. As such, the NPCA should be consulted with respect to any requirements under NPCA
Regulations.

Regional Engineering / Technical Comments

Servicing

Please refer to Regional comment letter dated August 8, 2018.

Stormwater Management

Please refer to Regional comment letter dated August 8, 2018.

Waste Collection

Niagara Region provides curbside waste and recycling collection for developments that meet
the requirements of Niagara Region’s Waste Collection Policy. The subject property is eligible to
receive Regional curbside waste and recycling collection provided that the owner bring the
waste and recycling to the curbside on the designated pick up day, and that the following limits
are not exceeded:

¢ No limit blue/grey containers;
e No limit green containers; and,

Page 2 of 7



D.11.06.SD-18-018
D.10.06.0PA-18-025
D.18.06.ZA-18-067
April 1, 2019

e 1 garbage container per unit.

Based on review of the Draft Plan of Subdivision by Upper Canada Consultants (dated April 12,
2018), Regional staff note the proposed temporary dead-end roads (i.e. Acacia Road, Street A,
Street B, Walker Road). These dead-end roads, and any dead-end roads resulting from
development stages/phases, shall require temporary turn-arounds for all units fronting the noted
roadways, west of Street C, to be eligible for waste collection until such time that the adjacent
subdivision is completed and/or through passage is enabled. A condition of approval has been
requested to require temporary turnaround facilities for these streets, with easements provided
in favour of the Region if the turnaround facilities are located on private property.

Condominium Blocks

The agent submitted preliminary site plans illustrating the private road layout and townhouse
units of Blocks 177 and 178. Condominium townhouse developments are able to receive
internal curbside garbage collection through the Region. In order for this service to be provided,
the developer/owner shall comply with the Niagara Region’s Corporate Policy for Waste
Collection and complete the Application for Commencement of Collection and an Indemnity
Agreement. The forms and policy can be found at the following link:
www.niagararegion.ca/waste.

e Block 177

o Due to proposed internal roadway design, Regional waste collection staff require
the inclusion of waste collection pads for Units 1, 2, 9, 10, 17, 18, 34, 35. These
collection pads should be placed close to corners of the internal roadway
intersections.

e Block 178

o Regional waste collection staff have reviewed the submitted site plan and note
the requirement of waste collection pads for Units 1-4, 65-72, and 86. Further,
staff request that the applicant include waste collection pads for Units 5, 73 and
85 so waste collection trucks can make complete loops and negate the need for
any reverse motion.

Regional Bicycle Network

Please refer to Regional comment letter dated August 8, 2018.

Septic Decommissioning

Regional staff acknowledge that private septic systems may exist on the existing lots that are
encompassed in the subdivision plan, prior to the construction of the Town sewer on Port
Robinson Road. The Region does not have a record of the decommissioning of the system.
Therefore, the owner shall confirm that all systems were decommissioned.

Page 3 of 7


http://www.niagararegion.ca/waste

D.11.06.SD-18-018
D.10.06.0PA-18-025
D.18.06.ZA-18-067
April 1, 2019

Conclusion

Regional Planning and Development Services staff is not opposed to the proposed Draft Plan of
Subdivision, and Official Plan Amendment applications, subject to the conditions of draft
approval listed in the attached Appendix, and the satisfaction of any local requirements.
Regional staff is not opposed to the proposed Zoning By-law application subject to Block 182
being zoned Environmental Protection Area (EPA) or similar zoning which achieves the same
level of protection.

If you have any questions or wish to discuss these comments, please contact myself at ext.
3518 or Aaron Butler, MCIP, RPP, Senior Development Planner at ext. 3264.

Please send a copy of Council’s decision on this application.

Sincerely,
4/’ /

-~/ P
vyl

He
/

Alexsandria Pasquini
Development Planner

cc: Mr. Aaron Butler, MCIP, RPP, Senior Development Planning, (Niagara Region)
Ms. Susan Dunsmore, P. Eng., Manager Development Engineering (Niagara Region)
Ms. Jennifer Whittard, Manager of Environmental Planning (Niagara Region)
Mr. David Deluce, MCIP, RPP, Senior Manager, Plan Review & Regulations, (NPCA)
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Appendix
Conditions of Approval
Draft Plan of Subdivision
Saffron Meadows Phase 3, File No. 26T19-022018
Town of Pelham

That the subdivision agreement between the owner and the Town contain the following
clause:

“Should deeply buried archaeological remains/resources be found on the property during
construction activities, the Heritage Operations Units of the Ontario Ministry of Tourism,
Culture and Sport in London (519-675-7742) and [owner’s licensed archaeological
consultant] shall be notified immediately. In the even that human remains are
encountered during construction, the owner shall immediately notify the police or
coroner, the Registrar of Cemeteries of the Ministry of Small Businesses and Consumer
Services in Toronto (416-326-8392), the Ministry of Tourism, Culture and Sport, and the
owner’s licensed archaeological consultant.”

That the owner submit a Landscape Planting Plan, prepared by a full member of the
Ontario Association of Landscape Architects (OALA), shall be submitted to the Region
for review and approval to illustrate how Blocks 179 and 180 (i.e., the watercourse
corridor) will be adequately vegetated with riparian plantings. It is recommended that the
Plan also consider plantings, perhaps native thorny species, within the woodland buffer
along the boundary of Block 182 to further discourage human intrusion into the
woodland. The subdivision agreement shall include a clause whereby the owner agrees
to implement the Landscape Planting Plan(s).

That the owner agrees in the subdivision agreement that no construction activity shall
be allowed to occur during the month of June (bat maternity roosting season) in any year
within 30 m of the forest edge in order to reduce disturbance to rare bat species.

That the owner agrees in the subdivision agreement that prior to site alteration and
construction, filter fabric and paige wire fencing be installed at the 10 m setback from the
dripline of the woodland edge along Block 182.

That the owner agrees in the subdivision agreement to install permanent rear-lot fencing
along Blocks 153, 155 and 156 adjacent to the woodland edge. A no-gate bylaw is
recommended to reduce human encroachment and limit the movement of pets into the
adjacent natural areas.

That the owner agrees in the subdivision agreement to install appropriate sighage along
the perimeter of open space Block 182 that states that cutting of vegetation within the
woodland is prohibited and pets are not allowed.

That the applicant submit a Functional Servicing Review signed and stamped by a

professional engineer (for Stormwater Management control confirmation) to the Niagara
Region for review and approval.
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8.

That prior to approval of the final plan or any on-site grading, the owner shall the
following plans designed and sealed by a qualified professional engineer in accordance
with the Ministry of the Environment and Climate Change documents entitled
Stormwater Management Planning and Design Manual, March 2003 and Stormwater
Quiality Guidelines for New Development, May 1991, or their successors to the Niagara
Region Planning and Development Services Department for review and approval:

a. Detailed lot grading, servicing and drainage plans, noting both existing and
proposed grades and the means whereby overland flows will be accommodated
across the site;

b. Detailed erosion and sedimentation control plans.

NOTE: The above plans and drawings shall also implement the design mitigation measures
and construction mitigation measures (e.g., grading plan, surface water control plan,
sediment and erosion control, and permanent and temporary fencing)contained in the
Environmental Impact Study prepared by Beacon Environmental Limited (dated January
2019), to the satisfaction of Niagara Region Environmental Staff.

9.

10.

11.

12.

13.

14.

That the subdivision agreement between the owner and the Town contain provisions
whereby the owner agrees to implement the approved plan(s) required in accordance
with the previous condition.

That the subdivision agreement between the owner and the Town contain provisions
whereby the owner ensures that all streets and development blocks can provide an
access in accordance with the Regional Municipality of Niagara Corporate Policy and
Corporate Procedure for Waste Collection, and by-laws relating to the curbside
collection of waste.

The owner shall provide temporary turnaround facilities for waste collection purposes at
the proposed termini of Acacia Road, Street A, Street B and Walker Road, until such
time that the adjacent subdivision is completed and/or through passage is enabled. The
required temporary turnaround facilities shall have a minimum curb radii of 12.8 metres
in compliance with the Regional Waste Collection Policy, and shall be subject to
easements in favour of the Region if located in whole or in part on private property.

That the owner ensure that all streets and development blocks can provide an access in
accordance with the Regional Municipality of Niagara Corporate Policy and Corporate
Procedure for Waste Collection, and by-laws relating to the curbside collection of waste.

That the owner submit a written acknowledgement to the Niagara Region Planning and
Development Services Department that draft approval of this subdivision does not
include a commitment of servicing allocation by the Regional Municipality of Niagara as
this servicing allocation will be assigned at the time of registration and any pre-servicing
will be at the sole risk and responsibility of the owner.

That the owner submit a written undertaking to the Niagara Region Planning and
Development Services Department that all offers and agreements of Purchase and Sale,
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15.

16.

Notes:

which may be negotiated prior to registration of this subdivision, shall contain a clause
indicating that a servicing allocation for this subdivision will not be assigned until the plan
is registered, and a similar clause be inserted in the subdivision agreement between the
owner and the Town.

That prior to final approval for registration of this plan of subdivision, the owner shall
submit the design drawings [with calculations] for the sanitary and storm drainage
systems required to service this development and obtain Ministry of the Environment
Compliance Approval under the Transfer of Review Program.

That owner to provide documentation for review and approval to the Region confirming
that the all private septic systems currently on the subject lands have been
decommissioned.

Prior to granting final plan approval, the Town must be in receipt of written confirmation
that the requirements of each condition have been met and all fees have been paid to
the satisfaction of the Niagara Region.

Prior to final approval for registration, a copy of the executed subdivision agreement for
the proposed development should be submitted to the Niagara Region for verification
that the appropriate clauses pertaining to any of these conditions have been included.

NOTE: The Niagara Region recommends that a copy of the draft agreement also be
provided in order to allow for the incorporation of any necessary revision prior to
execution.

In order to request clearance of the above noted Regional conditions, a letter outlining
how the conditions have been satisfied, together with all studies and reports (two hard
copies and a PDF digital copy), the applicable review fee, and the draft subdivision
agreement shall be submitted to the Niagara Region by the applicant as one complete
package, or circulated to the Niagara Region by the Town of Pelham.
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Curtis Thompson

From: David Deluce <ddeluce@npca.ca>

Sent: April 16,2019 3:51 PM

To: Curtis Thompson

Cc: Alexsandria Pasquini (alex.pasquini@niagararegion.ca)

Subject: RE: Request for Comments - Draft Plan of Subdivision Resubmission (Saffron Meadows

Ph.3) (26T19-020-18)

Follow Up Flag: Follow up
Flag Status: Completed
Hi Curtis,

Our original comments of July 3, 2018 remain applicable, particularly the recommended Conditions of Draft Plan
Approval. We have no objections to the revised plan. Let me know if you have any questions.

Regards,

David Deluce, MCIP, RPP

Senior Manager, Plan Review & Regulations

Niagara Peninsula Conservation Authority (NPCA)

250 Thorold Road West, 3™ Floor, Welland, ON, L3C 3W2
905-788-3135, ext. 224

ddeluce@npca.ca

www.npca.ca

From: Curtis Thompson <CThompson@pelham.ca>

Sent: April 15, 2019 11:35 AM

To: David Deluce <ddeluce@npca.ca>

Subject: FW: Request for Comments - Draft Plan of Subdivision Resubmission (Saffron Meadows Ph.3) (26T19-020-18)

Hi David,

| have not received any updated comments from the NPCA regarding Saffron Meadows Ph.3 resubmission. | know that
you had no objections (subject to conditions) in your original set of comments. Are you able to confirm whether these
still apply?

Thanks,

Curtis Thompsaon, surm e: cthompson@pelham.ca 20 Pelham Town Squane
- Peu"]a” ’| Pianner p: 905.892.2607 x324 PO. Box 4
Hity Manning & giham, Fanthill, GN LS 1ED

TOWN OF PELHAM CONFIDENTIALITY NOTICE:

The information contained in this communication, including any attachments, may be confidential and is intended only for the use of the
recipient(s) named above, and may be legally privileged. If the reader of this message is not the intended recipient, you are hereby
notified that any dissemination, distribution, disclosure, or copying of this communication, or any of its contents, is strictly prohibited. If
you have received this communication in error, please re-send it to the sender and permanently delete the original and any copy of it
from your computer system. Thank you.



From: Curtis Thompson

Sent: March 8, 2019 3:51 PM

To: Derek Young <DYoung@pelham.ca>; Jason Marr <jmarr@pelham.ca>; Bob Lymburner <BLymburner@pelham.ca>;
Mike Zimmer <MZimmer@pelham.ca>; Jason Longhurst <jlonghurst@pelham.ca>; Alex Pasquini@niagararegion. ca
(alex.pasquini@niagararegion.ca) <alex.pasquini@niagararegion.ca>; Dev Planning Applications - Region
(devtplanningapplications@niagararegion.ca) <devtplanningapplications@niagararegion.ca>; David Deluce
(ddeluce@npca.ca) <ddeluce@npca.ca>; Sue Mabee (sue.mabee@dsbn.org) <sue.mabee@dsbn.org>; Scott Whitwell
(scott.whitwell@ncdsb.com) <scott.whitwell@ncdsb.com>

Cc: Barbara Wiens <BWiens@pelham.ca>; Shannon Larocque <slarocque @ pelham.ca>

Subject: Request for Comments - Draft Plan of Subdivision Resubmission (Saffron Meadows Ph.3) (26T19-020-18)

Hello,

We are in receipt of a 2" resubmission for Draft Plan of Subdivision Approval (26T19-020-18) for the lands referred to as
Saffron Meadows Phase 3 in Fonthill.

The submitted material is downloadable via the Dropbox Link below and includes:
Draft Subdivision Plan
FSR Drawing Set

o Water Distribution Plan

o Sanitary Drainage Plan

o Storm Drainage Plan

o Overall Stormwater Management Plan
e Neighbourhood Master Plan
e Active Transportation Plan
e EIS(Jan 2019)
e Planning Justification Report (November 2018)
e Function Servicing Report (March 2019)

Hardcopies will also be provided.
https://www.dropbox.com/sh/opmjghrloousémo/AABWOJiMIQFPcCgNRYXI7avva?dl=0

Comments would be appreciated by Monday, April 1%, 2019. If you have any questions, or require additional material,
please let myself, or Shannon Larocque know.

Thank you,

Curtls Thompson,susm | e: cthompson@pelham.ca 20 Pelham Town Sguare

%,, Pen"]am Pianner © | p: 905.892.2607 x324 | RO. Box 400

nning & | pelham.ca Fonthill, ON LOS 1E0

TOWN OF PELHAM CONFIDENTIALITY NOTICE:

The information contained in this communication, including any attachments, may be confidential and is intended only for the use of the
recipient(s) named above, and may be legally privileged. If the reader of this message is not the intended recipient, you are hereby
notified that any dissemination, distribution, disclosure, or copying of this communication, or any of its contents, is strictly prohibited. If
you have received this communication in error, please re-send it to the sender and permanently delete the original and any copy of it
from your computer system. Thank you.

The information contained in this communication, including any attachment(s), may be CONFIDENTIAL, is intended only
for the use of the recipient(s) named above, and may be legally PRIVILEGED. If the reader of this message is not the
intended recipient, you are hereby notified that any dissemination, distribution, disclosure or copying of this
communication, or any of its contents, is STRICTLY PROHIBITED. If you have received this communication in error, please
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August 16, 2018 File Numbers:  26T19-02-18 (Draft Plan of Subdivision)
OP-AM-03-18 (Official Plan Amendment)
AM-04-18 (Zoning By-law Amendment)
EMAIL ONLY (yvida@ucc.com)

Hert Inc.

c/o Jennifer Vida — Upper Canada Consultants
3-30 Hanover Drive

St. Catharines, ON L2W 1A3

RE: Saffron Meadows Phase 3 development
162 Port Robinson Road
Part of Thorold Township Lot 171-172, and Part 1 on RP 59R-3218
Roll No. 2732 030 020 07600 + 2732 030 020 08700

Below is the 1% round of consolidated comments provided regarding your development applications. Please ensure
that all plans coordinate with each other and are updated accordingly. For any corrections, all related drawings
and reports shall also be revised. Detailed comments are as follows.

Town Planning Comments

In summary, Planning staff has few, but important issues that should be worked through as part of the
resubmission before proceeding to a Public Meeting. Of these, we have tried to clearly outline in detail what these
specific issues are by offering suggestions. We also wish to note that the requirements for a revised
Neighbourhood Master Plan (see Official Plan & Pre-Consultation Notes), if deviating from the Demonstration Plan
significantly, must be addressed as part of the Planning Impact Analysis and not just in the Functional Servicing
Report.

1. Land Use
Deviating away from medium density residential uses to a lower density housing type conflicts with
various planning policies that are grounded on efficiently using finite urban land and the strategic
distribution of certain land uses. Town Planning staff understands that higher densities have been
proposed in some of the low density designations throughout the subject land which is permitted, and not
necessarily the concern as the overall density is achieved.
o Pg. 24 of the Planning Justification Report indicates the purpose of the land use adjustment is to
accommodate the realigned storm channel.
=  This does not explain why townhouses are designated east of the park or west of the
townhouses fronting Street C? Please address.
o By eliminating (medium density) townhouses along the Street C corridor south of the park,
directly ignores the strategic planned distribution of a compact, urban built form along one of the
few neighbourhood Collector Roads which is clearly illustrated on Schedule A5 and Appendix A.
o Part of the planning justification for proposing low density single detached dwellings along the
Street C corridor is that it will result in fewer curb cuts and driveway aprons.

From the Department of

Community Planning
e’ & Development

20 Pelham Town Square P.O Box 400 - Fonthill, ON LOS 1E0 p: 905.892.2607 f: 905.892.5055

pelham.ca
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Planning staff can appreciate the desire to reduce curb cuts and driveway aprons along
a collector road by replacing townhouses with singles. However, townhouses are
proposed immediately north of this site (or west of the park) and would be front-loaded
driveways anyways, contrary to the Planning Justification Report. Planning staff
recommend a rear lane be provided for the length of the Street ‘C’ corridor and the
singles be reverted back to townhouses with zero driveway aprons, except those
necessary to serve any laneways.

The dwellings flanking Street C, north of Walker Rd and south of the park are not
fronting Street C, as per Appendix A. These lots are designated as ‘cap end’ lots,
meaning they should be rotated 90° and directly front the Neighbourhood Collector
Street.

Re: Section 3.2.2 — Townhouses
o “Townhouses shall, whenever possible have rear lane garages to reduce visual impact of garages
on the street.”

Street Network

Planning staff suggest rear lanes be provided for all townhouses and other dwelling
units fronting Street C in order to improve sidewalk, cyclist and vehicle safety by
reducing numerous conflict points at driveway aprons. Also, the uninterrupted
boulevard will allow for more on-street parking, additional street trees and boulevard
green space which together, aid in traffic calming and healthier communities. Rear yard
privacy is enhanced and laneways provide an alternative to registering several
easements on various properties to allow for maintenance and yard access. Please
address.

Various connections of the Secondary Plan’s street grid found on Appendix A — Demonstration Plan are
not presented. Most of these connections are not considered minor and should be provided for as public

access ways.

o By neglecting parts of the street grid, (Appendix A — Demonstration Plan), the compromised
transportation network limits the number of alternative travel routes to disperse traffic volume.
Remaining routes of travel become artificially long, circuitous and unnecessarily overloaded with
greater traffic volume. The fewer connections provided results in more concentrated and
unfavourable traffic impacts on the remaining available streets. The dendritic transportation
model (branch like) has proven to be inefficient at moving people and cars, negatively distorts
land value, and is proven to be less safe when it comes to collisions and overall human health
versus connected street networks with higher intersection density.

o Please address.

Re: Blocks 177-178
o Page 25 of the Planning Impact Analysis notes that the townhouse condominium units proposed

north of the storm channel offers a different type of home ownership which appeals to a different
sector of the market.

It should be noted that if the entirety of these lands become two separate condominium

developments, public mobility through the Secondary Plan will be adversely impacted due to

limited public access caused by eliminating a potential travelled streets and / or lanes.

Notwithstanding the provision of future sidewalks / trails being included, much is lacking

from an overall transportation mobility perspective. Please address.

The proposal for these lands is not considered to be a permeable transportation network

(Section 3.1.1 — Appendix B) because through traffic / mobility is restricted due to private

condominium lanes. Though a future draft plan of subdivision application may come forward

and fulfill the essential connectivity, this is not apparent in the proposal. Please address.

o

Re: Street E

o Planning staff question the need for a looping public road (Street E) to be provided in the south
which won’t serve a larger connective purpose other than for the 25 dwelling units it serves. This



development area is fairly constrained in geography with limited developable area due to the
Environmental Protection Areas (EPA) to the south. In keeping with the Planning consultant’s
comments, Planning Staff suggests these lands be designated as a block for future condominium
development because condominiums are better suited and most effective on physically
constrained sites. The site is geographically private in nature as it backs onto an EPA and offers
no larger transportation value. These ingredients better reflect the comments on Pg. 25 of the
Planning Impact Analysis surrounding the diversity for a market and household type of
condominium tenure. Overall, these lands are more appropriate for condominium style
development than the entirety of Blocks 177-178 which lack public street connectivity.

Re: Tirone Street

o

Contrary to the Demonstration Plans (Appendix A), at least 1 road connection is missing which
would directly link Street A to Walker Road. It should be noted that the Demonstration Plan
provided for 4 (four) north-south local roads connecting into the (Walker Road) collector in
between Rice Road and Street C. Saffron Meadows Phases 1-2 only provided for 1 connection,
the Street C realignment can be considered a 2" connection, but a 3" / 4™ has not been provided
in this Draft Plan. The pre-consultation notes state the applicant’s lack of desire to provide a 2™
connection (of Tirone Street) over the storm channel, to which no agency objected. However, the
balance of the street network should still be provided in a form consistent with the Official Plan.
The principle to maintain some form of integral street grid is critical to the overall success of East
Fonthill. As a result, Planning Staff suggest Tirone Street be extended southward to link at Walker
Road.

Re: Street B / Dekorte Street

@)

Contrary to the Demonstration Plans (Appendix A), at least 1 road connection is missing to the
west. Based on the overall neighbourhood plan in the Functional Servicing Report, the most
logical connection is to extend Street B directly west connecting to the future developable lands.
Planning staff concur in principle with the Planning consultant’s desire to reduce curb cuts along
the Street C corridor. However, this preference was used to justify proposed side flanking single
detached lots south of Acacia Road but disregarded the proposed front-loaded townhouses of
Blocks 165, 170-171 & 176.
o Planning staff suggest a connection be extended westerly in accordance with the
Demonstration Plan and either Street B be rotated, or, a rear laneway be provided to
service the townhouse blocks (noted above) which front Street C.

Re: Connection to Kunda Park Phase 4 (Overall Neighbourhood Master Plan — See Functional Servicing

Report)
o

Contrary to the Demonstration Plans (Appendix A), one (1) road connection is missing that would
connect Kunda Park Phase 4 with East Fonthill, over the existing Steve Bauer Trail. This street
connection is important as the distance between Port Robinson Road and Merrit Road is over
1km in length. A pedestrian / multi-use path connection is not satisfactory. Please address.

3. Development Surrounding the Park

o

Town Planning staff is supportive of having single detached dwellings flank the southern limits of
the proposed park only if the units are rear-loaded, designed to ‘front’ the public park and served
by a public walkway. The same public walkway has also been identified as part of Appendix A —
Demonstration Plan for Active Transportation. These ‘front-facing” dwelling types have also been
symbolically placed throughout the Urban Design Guidelines in various pictures.

Front-facing dwellings provide eyes-on-the-park which enhances neighbourhood safety by
providing greater exposure to public spaces which might otherwise be hidden from neighbours
as a natural-surveillance mechanism.



Town Planning Policy

Official Plan
Re: Policy B1.7.3.1 — East Fonthill development objectives:
e  “To provide a hierarchy of collector and local roads that is based on a connected modified grid network
that accommodates all modes of travel.”
o See Town Planning Comment #2

Re: Policy B1.7.4
e  “All development within the East Fonthill Secondary Plan Area shall be generally consistent with the
Demonstration Plans (B1.7.4.1) & Urban Design Guidelines (B1.7.4.2). Adjustments and further
refinements to the Demonstrations Plans & Urban Design Guidelines are anticipated and shall not require
an Amendment to this Plan, provided that the intent and general design approach inherent to the
Demonstration Plans are achieved to the Town’s satisfaction.”
o See Town Planning Comment #1-2

Re: B1.7.4.4 — Crime Prevention through Environmental Design (CPTED)
o See Town Planning Comment #3

Re: B1.7.7.2 — General Policies

e  “D) A Neighbourhood Master Plan will be prepared for each of the four Residential Neighbourhoods. The
required Neighbourhood Master Plan shall include the entire neighbourhood as identified on Schedule
A4, and shall include the following components: (among others) Road, Block & Land Use Plan and
Servicing Plan.”

e  “E) The Demonstration Plans (Appendix A) and the Urban Design Guidelines (Appendix B), may constitute
the Road, Block and Land Use Plan, the Streetscape and Open Space Plan and the Urban Design Guidelines
components of the Neighbourhood Master Plan, if the proposed development is generally consistent with
these appendices, to the satisfaction of the Town.”

e  “F) The Neighbourhood Master Plan shall form the basis of Draft Plan of Subdivision, implementing
zoning, and / or Site Plan Approvals. Prior to development in any Residential Neighbourhood, the Town
shall be satisfied that the Neighbourhood Master Plan has been completed, and all of the policies of this
Plan have been appropriately fulfilled.”

o Town Planning staff assumes the Neighbourhood Master Plan, submitted as part of the
Functional Servicing Study (Pages 4-6) was included to address these policies. However, the
proposal is not consistent with the Demonstration Plans, fails to include the entire
neighbourhood and is not clear on proposed land uses. If a revised Neighbourhood Master Plan is
necessary, it must be addressed in the Planning Justification Report while still ensuring
conformity.

o See Town Planning Comments.

Re: B1.7.7.4 — EF Medium Density Residential
e B1.7.7.410b) In addition to the permitted used identified above, single and semi-detached dwellings
may be permitted but may not constitute more than 15% of the total number of dwelling units within any
individual draft plan of subdivision.
o See chart below & attached calculation — total of 29% within EF Medium Density lands.

Re: B1.7.11.3 — Transportation
e B) (General comment for information) Right-of-way widths for public roads within East Fonthill shall be as

follows:
o Collectors 20-22m
o Locals 16-20m

o Lanes 7.5-9m



e () A Comprehensive trails system is identified conceptually on the Demonstration Plan for Active
Transportation (Appendix A). It is the intent of the Town to achieve this trails network through the
approvals processes required to facilitate the Plan’s development.

o See Town Planning Comment #2-3

Re: D5.4.3.1 — Parkland Development Policies
a) Parkland should have as much street frontage as possible and be open to view on as many sides as
possible for safety purposes;
c) Have direct and safe pedestrian access from adjacent residential areas and be designed to minimize any
potential negative impacts on adjacent residential areas;
d) Be accessible with limited or no barriers to active forms of transportation;
o See Town Planning Comment #3

East Fonthill — Urban Design Guidelines (Appendix B)
Section 2.6.2 — Neighbourhood Parks
e  Parks shall have significant road frontage
e  Rear lotting adjacent to a park is discouraged
o See Town Planning Comment #3

Section 3.1.1 — Blocks and Lots
e Developable lands shall be subdivided into a series of development blocks, defined by a highly
interconnected grid, or modified system of public roads and lanes.
o See Town Planning Comment #2

e Development block densities will reflect the road network hierarchy, which itself will respond to
topography while providing a permeable transportation pattern.
o See Town Planning Comment #2

e The size and configuration of each development block will facilitate and promote pedestrian / bicycle
movement and provide a sufficient number and, where appropriate, range of building lots to achieve cost
effective and efficient development.

o See Town Planning Comment #1-2

e Each development lot in a block must have frontage on a public road or laneway.

o Though Blocks 177 & 178 are proposed to both have frontage on Street C, the land consumed by
such large, future draft plans of condominium will eliminate various public road connections and
reduced interconnectedness. Planning staff suggest these lands be divided further into smaller
blocks divided by public roads and, if desired, public lanes to reflect consistency and intent with
the Official Plan. The design must also be considerate of neighbouring lands which may be
developed in the future.

Section 3.1.4 — Building Relationship to Roads & Open Space

e  Building layouts should be used to reduce the incidence of crime through the implementation of CPTED
principles including natural surveillance, natural access control, territorial reinforcement and space
assessment.

e Buildings located adjacent to, or at the edge of parks and open spaces will provide opportunities for
overlook.

e The massing, siting and scale of buildings adjacent to, or along the edge of a park or open space will
create a degree of enclosure or definition appropriate to the type of open space they enclose.

o See Town Planning Comment #3



Section 3.2.2 — Townhouses
e Townhouses shall, whenever possible, have rear lane garages to reduce visual impact of garages on the
street.
o See Town Planning Comment #3

Planning Impact Analysis:
Re: Page 24 — storm channel realignment (B1.7.6)

e Planning staff can appreciate the reasoning behind the realigned storm channel and have no concerns in
principle. However, the realignment results in a shift of land use designations / street network, now it is
unknown how the lands to the west will integrate with the subject lands proposed layout without a
revised overall Neighbourhood Master Plan (for Neighbourhood 2) being received to the Town’s
satisfaction.

o Unless the draft plan of subdivision is redesigned to more accurately reflect Appendix A —
Demonstration Plan, please submit an overall Neighbourhood Master Plan, taking into
consideration the lands to the west and north, including Kunda Park Phase 4 with connections
over the Steve Bauer Trail.

e The storm channel realignment also results in an elimination of £ 40m of designated rear-loaded
townhouse frontage on both sides of Street C (totaling 80m of frontage or at least 18 rear-loaded
townhouse dwelling units).

o Please address this nonconformity in the Planning Impact Analysis.
=  Planning staff suggest replacing this lost built form on the balance of the Street C

corridor running south. As the current draft plan suggests, the built form will actually

change at least 4x beginning with; Rear-loaded townhouses > Side flanking singles >

Front-loaded townhouses = Side flanking singles, in this order from north to south.

e This conflicts with the Secondary Plan’s intent which clearly illustrates the

entire Street C corridor being flanked by generally one (1) built form,
townhouses, and more particularly, rear-loaded townhouses.

Re: Page 24 — Neighbourhoods 2 & 3 density (B1.7.7.2)
e  Official Plan requirement for Neighbourhood 2 = 53 PJ/H, Neighbourhood 3 =43 PJ/H
e Applicant proposed overall = 46.9 PJ/H
o Town calculated: Overall = 52 PJ/H
* Neighbourhood 2 = 58 PJ/H
* Neighbourhood 3 = 45 PJ/H
o Noissues for density requirements.

Re: Page 26 — Neighbourhood Master Plan policies (B1.7.7.2 d), e) and f))
e Town Planning staff disagrees in that the Road, Block and Land Use Plan is not generally consistent with
the Demonstration Plan (Appendix A). — See Town Planning Comment #2.

Re: B1.7.7.3 & B1.7.7.4 (Pages 29-30) Townhouse / Single / semi-detached ratios
Total # of dwelling units | Planning Impact Analysis | Planning Staff Calculation

Calculation

EF — Low Density 306 58% 48%
Residential e Semis=41
(Max 60% townhouses) e  Singles=117

. Towns = 148
EF — Medium Density 101 42% 29%
Residential e  Semis=11
(Max 15% single & semi- ®  Singles=18

detached) e Towns=72



Re: Page 30-31
e The subject Official Plan Amendment is to increase the amount of low density residential uses in the
medium density residential designation.

o Despite the overall density targets being achieved, the redistribution of medium & low density
residential land uses may have an adverse impact on traffic patterns when combined with the
proposed disconnected street network — please revise the plans and / or address further in the
Planning Justification Report.

o This increase of low density in the medium density designation contradicts the Official Plan
because the East Fonthill Secondary Plan is principled on Smart Growth that recognizes and
responds to the policy initiatives of the Province and Region while establishing a comfortable and
attractive community with a full range of housing types. In other words, the land use
designations were strategically distributed along a particular street and block pattern, notably
the collector roads.

o See Planning Comment #1.

Re: Page 34 — Public Parkland (B1.7.9.4)
e Appendix A — Demonstration Plan identifies a Parkette Linkage in the southeast quadrant of the
developable subject lands. The parkette is designated approximately where Block 156 is proposed.
o Please address this inconsistency.



Summary of Agency / Town Department Comments

Niagara Peninsula Conservation Authority

See attached for detailed comments.

No objection (in principle) to the realignment of Tributary A. Details such as natural channel design and
riparian plantings can be addressed through an NPCA Work Permit.

No objections subject to rezoning the PSW / 30m buffer to an Environmental Protection zone category
and the recommended Conditions of Draft Plan Approval.

Regional Municipality of Niagara

See attached for detailed comments and conditions.

No objections, subject to conditions.

Department of Fire & By-law Services

No comments.

Department of Public Works & Utilities

See attached for detailed comments.
Re: Sanitary Sewer

1.

4.

Confirm the existing sanitary sewer on Port Robinson Road and the three proposed 200mm@ sewers on
the east side of the development will have sufficient capacity to support the proposed development.

No proposed elevations have been provided for the development. As such, we ask that the consultant
confirm that the existing stubs on Port Robinson Road and the proposed stubs on the east side of the
development are low enough such that sanitary wastewater from new subdivision can be sent via gravity
sewer to these connection points.

Page 2 of the Functional Servicing Study indicated that Block 177 will be serviced by a proposed 250mm@
sanitary sewer on Street ‘C’. However, drawing 0478-Sanitary shows an existing 250mm@ sanitary stub at
elevation 185.9 and an existing 375mm@ sanitary stub at elevation 187.70, both on Port Robinson Road.
We assume the proposed 250mm@ sewer will connect to the existing 250mm@ stub. — Please confirm.
Submit a sanitary sewer design sheet for review.

Re: Storm Sewer

1.

We request that a storm sewer design sheet specific to Phase 3 be submitted for review.

Re: Environmental Impact Study

1.

None of the block numbers or land areas listed in the 1% and 2™ paragraphs of Page 25 of Section 5 are
consistent with those indicated in the Draft Plan of Subdivision — Drawing No. 1541-DP, except for the
area indicated for the southern portion of the subject lands supporting EP1 and PSW. Please revise
accordingly.

The 3" sentence of Section 6.1.1 state that Block 146 through 149 will lie adjacent to the EP1 forest edge.
According to the Draft Plan of Subdivision, Drawing No. 1541-DP, it will be development blocks 153
through 156. Please revise accordingly.

Re: Functional Servicing Study

1.

The 1% page indicates 128 proposed single detached dwellings; the Draft Plan of Subdivision indicates 135.
Please revise accordingly.

In the 2™ sentence of the 2™ paragraph under ‘Sanitary Servicing’, it references Block 170 & 171. This
appears to be incorrect as the two condominium blocks are Blocks 177 & 178.

The paragraph on Page 3 under ‘Stormwater Management’ is somewhat unclear. Based on a review of the
drawing entitled ‘Overall Storm Drainage Areas’, it appears that storm sewer flow and overland flows
from the portion of the proposed development south of the realigned channel will be conveyed to the
South SWMF while storm sewer flow and overland flows from the portion of the proposed development
north of the realigned channel will be conveyed to the North SWMF. Please confirm.



Building Department
e No comments

Bell Canada
e Standard Agreement clauses.

Enbridge Gas Distribution
e No objections. (standard easement / agreement requirements)

Hydro One
e No comments or concerns at this time.

Canada Post
e See attached for detailed comments.

Please indicate in writing, how each comment is addressed in the revised submission.

Please provide digital copies of the updated plans and two (2) paper copies.
We’re happy to meet with you to go over the comments in detail should you prefer. If you have any questions or
concerns, please contact myself or Barb Wiens.

Sincerely,

72 g
Coite Tt
Curtis Thompson,
Planner, B.URPI

C: Barb Wiens, mcip Rrp - Director of Community Planning & Development
Derek Young, - Manager of Engineer
Richard Wilson, mcip rRpp — Senior Development Planner, Niagara Region
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Memorandum
Public Works Department - Engineering
To: Curtis Thompson, Planner
From: Matthew Sferrazza, Engineering Technologist
Date: August 7, 2018
File #: N/A
Subject: Saffron Meadows (Phase 3) Draft Plan of Subdivision — First Submission

The Public Works Department has reviewed the submitted documentation regarding the Saffron
Meadows (Phase 3) Development. Please note the following comments provided.

1. Based on the review of the “Preliminary Functional Servicing” and “Stormwater
Management” reports, we ask that the Consultant confirm the following:
a. Sanitary Sewers:

i. Please confirm that the existing sanitary sewer on Port Robinson Road
and as well as the three proposed 200mm sewers on the east side of the
development will have sufficient capacity to support the proposed
development.

ii. No proposed elevations have been provided for the development. As
such, we ask that the Consultant confirm that the existing stubs on Port
Robinson Road and the proposed stubs on the east side of the
development are low enough such that sanitary wastewater from the
proposed development can be conveyed by gravity sewer to these
connection points.

iii. Page 2 of the Functional Servicing Study indicated that Block 177 will be
serviced by a proposed 250 mm sanitary sewer on Street ‘C’. However,
drawing 0478-Sanitary shows an existing 250 mm sanitary stub at
elevation 185.9 and an existing 375mm sanitary stub at elevation 187.70,
both on Port Robinson Road. We assume the proposed 250 mm sewer
will connect to the existing 250mm stub. Please confirm.

iv. We request that a sanitary sewer design sheet for this development be
submitted for review.

b. Storm Sewers:

i. We request that a storm sewer design sheet specific to the Phase 3

development be submitted for review.

From the Department of

=\ Public
@Y Works

20 Pelham Town Square P.O Box 400 - Fonthill, ON LOS 1E0 p: 905.892.2607 f: 905.892.5055

pelham.ca
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2. Environmental Impact Study Natural Heritage Saffron Meadow Estate Phase 3 —
dated April 2018:

a. None of the block numbers or land areas listed in the 1% and 2" paragraphs of
Page 25 of Section 5 of this document are consistent with those indicated in the
Draft plan of Subdivision — Drawing No. 1541-DP except fr the area indicated for
the southern portion of the subject lands supporting EP1 and PSW. Please revise
accordingly.

b. The 3™ sentence of Section 6.1.1 of the study stat that Block 146 through 149 will
lie adjacent to the EP1 forest edge. According to the Draft Plan of Subdivision,
Drawing 1514-DP, it will be development blocks 153 through 156. Please revise
accordingly.

3. Functional Servicing Study, Saffron Meadows Phase 3 — dated April 2018:

a. The first page indicated 128 proposed single family units; the Draft Plan of
Subdivision drawing indicates 135. Please revise accordingly.

b. Inthe second sentence of the second paragraph under ‘Sanitary Servicing’, it
references Block 170 & 171. This appears to be incorrect as the two
condominium blocks are Blocks 177 & 178.

c. The paragraph on Page 3 of the document under ‘Stormwater Management’ is
somewhat unclear. Based on a review of the drawing entitled ‘Overall Storm
Drainage Areas’ it appears that storm sewer flow and overland flows from the
portion of the proposed development south of the realigned channel will be
conveyed to the South SWMF while storm sewer flow and overland flows from
the portion of the proposed development north of the realigned channel will be
conveyed to the North SWMF. Please confirm.

4. Draft Plan of Subdivision — DWG 1541-DP, REV 0 — dated April 12, 2018
a. Inthe table entitled ‘Assumptions to Generate Development Yields — March 2012’
of Appendix D of the Town’s Official Plan, it lists 2.8 persons per unit as the
household size to be assumed for semi-detached units. On the Draft Plan of
Subdivision Dwg 1541-DP, the Consultant indicates a household size of 2.5
persons per unit for semi-detached dwellings. Please comment.

From the Department of

=\ Public
@Y Works

20 Pelham Town Square P.O Box 400 - Fonthill, ON LOS 1E0 p: 905.892.2607 f: 905.892.5055

pelham.ca




Shannon Larocque

From: Belinda Menard

Sent: Thursday, May 31, 2018 3:36 PM

To: Shannon Larocque

Subject: RE: Request for Comments - Saffron Meadows Phase 3

Hello Shannon,

Building offers no comment at this time regarding the zoning by-law, official plan and draft plan of subdivision for the
above property.

Belinda

‘\ Belinda Menard, Dipl.T e: bmenard@pelham.ca 20 Pelham Town Square
|- Pelhal I I Building Intake/Plans Examiner | p: 905.892.2607 x344 | P.O. Box 400
NIAGARA | Community Planning & pelham.ca Fonthill, ON LOS 1EO
Vibrant - Creative - Caring Development
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TOWN OF PELHAM CONFIDENTIALITY NOTICE
The information contained in this communication, including any attachments, may be confidential and is intended only
for the use of the recipient(s) named above, and may be legally privileged. If the reader of this message is not the
intended recipient, you are hereby notified that any dissemination, distribution, disclosure, or copying of this
communication, or any of its contents, is strictly prohibited. If you have received this communication in error, please re-
send this communication to the sender and permanently delete the original and any copy of it from your computer
system. Thank you.

From: Shannon Larocque

Sent: Wednesday, May 16, 2018 3:04 PM

To: Wilson, Richard; David Deluce; Andrea Clemencio; Bob Lymburner; Mike Zimmer
Cc: Belinda Menard; Derek Young

Subject: Request for Comments - Saffron Meadows Phase 3

Good Afternoon,



We have received applications from Upper Canada Consultants on behalf of Hert Inc. for Zoning By-law (AM 04-18),
Official Plan (OP-AM-03-18) and Draft Plan of Subdivision (26T19-022018) for Saffron Meadows Phase 3.

The drawings, reports and applications are available via the following dropbox link:
https://www.dropbox.com/sh/to8bfgertpo5pte/AACMrATW1UhRAAFmMi2gesVN a?dI=0

Hard copies will also be provided. Rick and David, Regional and NPCA fees have been received and will be sent by
courier.

Your comments would be appreciated by June 6.
If you require any further information, please feel free to contact me.
Regards,

Shannon

Shannon Larocque,MCIP,RPP e: slarocque@pelham.ca 20 Pelham Town
2 Pelham
o elna

Senior Planner p: 905.892.2607 x319 P.O. Box 400
NIAGARA | Community Planning & pelham.ca Fonthill, ON LOS
Vibrant - Creative - Caring DEUEIDP I.n Ent
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www.pelh:

TOWN OF PELHAM CONFIDENTIALITY NOTICE

The information contained in this communication, including any attachments, may be confidential and is intended only for the use of the
recipient(s) named above, and may be legally privileged. If the reader of this message is not the intended recipient, you are hereby
notified that any dissemination, distribution, disclosure, or copying of this communication, or any of its contents, is strictly prohibited. If
you have received this communication in error, please re-send this communication to the sender and permanently delete the original
and any copy of it from your computer system. Thank you.



Curtis Thomeson

From: William Underwood

Sent: June-01-18 9:15 AM

To: Shannon Larocque

Cc: Bob Lymburner; Curtis Thompson
Subject: Draft Plan of Subdivision Reviews
Follow Up Flag: Follow up

Flag Status: Flagged

Hi Shannon,

The Fire Department does not have any comments for the following plans:

1. Saffron Meadows Phase 3,
2. River estates phase 2.

Thanks,

will

‘ William Underwood, cer., crer| e: wunderwood@pelham.ca | 177t
I“ Pelhal I I Fire Prevention Officer p: 905.,892.2607 x202 P.O. E

o NIAGARA | Fire & By-Law Services c: 905.327.0402 Fontt

Vibrant - Creative - Caring PE' ham.ca

Openin

Find out more about ¢

caring project by ¢

www.pell

TOWN OF PELHAM CONFIDENTIALITY NOTICE

The information contained in this communication, including any attachments, may be confidential and is intended only for the use of the
recipient(s) named above, and may be legally privileged. If the reader of this message is not the intended recipient, you are hereby notified that
any dissemination, distribution, disclosure, or copying of this communication, or any of its contents, is strictly prohibited. If you have received this
communication in error, please re-send this communication to the sender and permanently delete the original and any copy of it from your

computer system. Thank you.

www.Facebook.com/Pelhamfire
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Co NS E RVATION Telephone 905.788.3135 | Facsimile 905.788.1121
u‘ AUTHORITY

July 13, 2018
Via Email Only

Ms. Shannon Larocque, MCIP, RPP
Senior Planner

Town of Pelham

20 Pelham Town Square

PO Box 400

Fonthill, ON, LOS 1EO

Our File: PLSUB201800428
Dear Ms. Larocque

Re: Niagara Peninsula Conservation Authority (NPCA) Comments
Applications for Official Plan Amendment, Zoning By-law Amendment, and Draft Plan
of Subdivision
Saffron Meadows Phase 3
Town of Pelham
Applicant: Upper Canada Consulting
File Nos.: AM 04-18, OP-AM-03-18 and 26T19-022018

The NPCA has received applications for Official Plan amendment (OPA), Zoning By-law
amendment (ZBA), and Draft Plan of Subdivision for the above project. In support of the
applications, the NPCA also received an environmental impact study (EIS), prepared by Beacon
Environmental, dated April 2018. The purpose of the applications is to establish a subdivision
consisting of 136 lots for single detached dwellings, 18 blocks for semi-detached dwellings, 18
blocks for townhouse dwellings, two blocks for multiple residential, and various other blocks for
open space and a watercourse. We have reviewed the applications and offer the following
comments.

NPCA Policies

The NPCA regulates watercourses, flood plains (up to the 100 year flood level), Great Lakes
shorelines, hazardous land, valleylands, and wetlands under Ontario Regulation 155/06 of the
Conservation Authorities Act. The NPCA’s Policies, Procedures and Guidelines for the
Administration of Ontario Regulation155/06 and Land Use Planning Policy Document (NPCA
policies) provides direction for managing NPCA regulated features. The subject lands contain two



watercourses and the Niagara Street Cataract Road Woodlot Wetland Complex, which is a
provincially significant wetland (PSW).

The northern watercourse (identified in the EIS as Tributary A) is contained in Blocks 179 and 180.
This watercourse also flows through the previous phases of this development east of the subject
lands. The subdivision plan as shown requires a realignment and road crossing of Tributary A.
NPCA staff have no objection in principle to this. Details such as natural channel design and riparian
plantings can be addressed through an NPCA Work Permit. A Condition of Draft Plan Approval is
included to address this matter. The southern watercourse (identified in the EIS as Tributary B) is
contained in Block 182 and not proposed to be altered.

The PSW is located nearly 100 metres south of the nearest residential block. This exceeds the
minimum 30 metre buffer required by NPCA policies. The portion of the PSW on the subject lands,
and the significant woodland lying between the PSW and the subdivision (Block 182) are to be
zoned Open Space (0OS). NPCA staff are concerned that the OS zone is not an appropriate zone
for the PSW and 30 metre buffer as it permits uses not consistent with NPCA policies (e.g.
cemeteries, mausoleums and crematoriums). Such uses would involve extensive site alteration.
Therefore, NPCA staff require that the PSW and its 30 metre buffer be zoned to some type of
Environmental Protection zone that will prohibit structures and inappropriate uses within the PSW.

The EIS provided mitigation measures to help achieve no negative impact to the PSW. These have
been incorporated into the recommended Conditions of Draft Plan Approval. NPCA staff note that
the EIS did not recommended a setback to the PSW given the large separation between the PSW
and the nearest residential block. Further EIS work will be required should further development be
proposed in Block 182, particularly south of the PSW.

Based on the above, NPCA staff have no objections to the applications as they relate to NPCA
policies, subject to rezoning the PSW and 30 metre buffer to an Environmental Protection zone
category and the recommended Conditions of Draft Plan Approval.

Conditions of Draft Plan Approval

NPCA staff request the following conditions be incorporated into the Conditions of Draft Plan
Approval.

1. That the Developer obtain a Work Permit from the Niagara Peninsula Conservation Authority
prior to beginning any work related to realigning and crossing the watercourse. In support of
the Work Permit application, the following information will be required:

a. A landscape plan demonstrating adequate riparian planting to ensure a naturalized
watercourse corridor.

b. Detailed natural channel design plans.

c. Any other information as may be determined at the time a Work Permit application is
submitted to the Niagara Peninsula Conservation Authority.

2. That the provincially significant wetland (PSW) and its associated 30 metre buffer be zoned
Environmental Protection or other similar zone category that achieves the same level of
protection, to the satisfaction of the Niagara Peninsula Conservation Authority.



3. That the Developer submit to the Niagara Peninsula Conservation Authority for review and
approval, detailed grading and construction sediment and erosion control plans.

4. That the Developer provide 1.5 metre high chain link fencing along the boundary of Block
179 and Lots 108 to 116, and Block 178 and the boundary between Block180 and Lots 1 to
10, and Block 177, to the satisfaction of the Niagara Peninsula Conservation Authority.

5. That conditions 1 to 4 above be incorporated into the Subdivision Agreement between the
Developer and the Town of Pelham, to the satisfaction of the Niagara Peninsula
Conservation Authority. The Town of Pelham shall circulate the draft Subdivision
Agreement to the Niagara Peninsula Conservation Authority for its review and approval.

Conclusion

At this time, NPCA staff have no objections to the applications subject to the Conditions of Draft
Plan Approval. | hope this information is helpful. Please send a copy of any staff reports to
Committee/Council once they are available. If you have any questions, please let me know.

Regards,

David Deluce, MCIP, RPP
Manager, Plan Review & Regulations (ext. 224)

cc: Ms. Jennifer Vida, MCIP, RPP, Upper Canada Consultants (email only)
Mr. Rick Wilson, MCIP, RPP, Region of Niagara (email only)
Mr. Darren MacKenzie, C.Tech, rcsi, NPCA (email only)



Niagara'/l/ Region Planning and Development Services
1815 Sir Isaac Brock Way, Thorold, ON L2V 4T7

905-980-6000 Toll-free: 1-800-263-7215

VIA EMAIL ONLY
August 8, 2018

Files: D.11.06.SD-18-018
D.10.06.0PA-18-025
D.18.06.ZA-18-067

Shannon Larocque, MCIP, RPP

Senior Planner

Community Planning & Development
Town of Pelham

20 Pelham Town Square, P.O. Box 400
Fonthill, ON LOS 1EO

Dear Ms. Larocque:

Re: Regional and Provincial Comments
Saffron Meadows Phase 3
Draft Plan of Subdivision, Official Plan and Zoning By-law Amendments
Town File Nos.: 26T19-022018, OP-AM-03-18, & AM 04-18
Owner: Hert Inc.
Agent: Upper Canada Consultants (Jennifer Vida)
Port Robinson Road (South Side) — West of Rice Road
Town of Pelham

Regional Planning and Development Services staff has reviewed the information
circulated for the above-noted applications, including a Planning Impact Analysis
(prepared by Upper Canada Consultants, dated April 2018), Archaeological Assessments
and associated Ministry of Tourism, Culture and Sport (MTCS) acknowledgement letters,
Functional Servicing Study (prepared by Upper Canada Consultants, dated April 2018),
a Revised Stormwater Management Plan (prepared by Upper Canada Consultants, dated
March 2018), and Environmental Impact Study (prepared by Beacon Environmental
Limited, dated April 2018). The proposed applications will permit the construction of 407
dwelling units (135 single detached dwellings, 36 semi-detached dwellings, 110 street
townhouses, and 126 condominium townhouses), and will provide blocks for parkland, a
naturalized channel, environmental protection, and road widening, day lighting triangles
and 1 foot reserves, and public roads. The subject lands are approximately 29.31
hectares in size.

Regional staff notes that the subject lands are within the East Fonthill Secondary Plan,
which envisions low and medium density residential uses. The official plan amendment
proposes to permit additional single detached dwellings within the plan of subdivision, in
order to meet the intent of the secondary plan. The zoning by-law amendment application
proposes to re-zone the subject lands from Agricultural (A) to Residential Second Density

Page 1 of 9



D.11.06.SD-18-018
D.10.06.0PA-18-025
D.18.06.ZA-18-067
August 8, 2018

(R2) Site Specific, Residential Multiple 1 (RM1) Site Specific, and Open Space (OS) Site
Specific.

A pre-consultation meeting for these applications was held on November 2, 2017 at the
Town of Pelham with the owner, agent, and staff from the Town, Region, and Niagara
Peninsula Conservation Authority (NPCA). The following Provincial and Regional
comments are provided to assist the Town in considering these applications.

Provincial and Regional Policy

The subject lands are located within a Settlement Area (designated growth area) as per
the Provincial Policy Statement (PPS), and the Designated Greenfield Area according to
the policies of the Growth Plan for the Greater Golden Horseshoe (Growth Plan). New
development in designated growth areas shall provide for a compact form that allows for
the efficient use of land, infrastructure and public service facilities that are planned or
available, as well as an appropriate range of housing types and densities that meet the
projected needs of current and future residents. According to the Growth Plan, new
development occurring within the Designated Greenfield Area is to be planned and
designed in a manner that supports the achievement of complete communities and active
transportation, and encourages the integration and sustained viability of transit services.
The Regional Official Plan (ROP) designates the subject lands as within the Urban Area
and Designated Greenfield Area for the Town of Pelham. These areas are to be planned
to ensure that development is sequential, orderly and contiguous with existing
surrounding built-up areas.

Greenfield Density

According to the ROP, a minimum combined gross density target of 50 people and jobs
per hectare across all Designated Greenfield Areas is required. Based on the provisions
of the ROP, the gross density target is calculated utilizing the entire area of the subject
lands, excluding Environmental Protection Areas and Environmental Conservation Areas.
As per the submitted information, the total developable area of the lands is 23.23
hectares, which excludes the Watercourse and Environmental Protection Area/Open
Space blocks. The draft plan of subdivision proposes a total of 407 residential units; based
on information contained in the ROP, a factor of 2.76 persons per household is to be
utilized in Pelham for 2021 (the subdivision units may be occupied at this time). The
forecast population of the development is approximately 1123 people. The Region
considers 10% of the residential units would generate “at-home” employment (40.7 jobs).
Therefore, the 1164 people/jobs on the 23.23 hectare Greenfield site has a density of
50.1 people and jobs per hectare on an individual subdivision basis according to Regional
criteria. This density satisfies current Regional and Provincial policy.

Page 2 of 9
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D.10.06.0PA-18-025
D.18.06.ZA-18-067
August 8, 2018

East Fonthill Secondary Plan

The Town’s East Fonthill Secondary Plan provides detailed policies and demonstration
plans for the comprehensive development of the area. The secondary plan identifies
density requirements for different neighbourhoods that contribute to the overall 50
people/jobs per hectare Greenfield Area target. This subdivision is in "Neighbourhood 3”
for which developments shall achieve an overall minimum density of approximately 43
persons and jobs per gross hectare combined. The number of people per household used
in the secondary plan varies depending on the unit type. According to the Planning
Justification Report, the calculated density with the Town factors is 46.9 persons and jobs
per hectare. The Town is to monitor developments to ensure that the overall Greenfield
density target will be achieved.

The subdivision proposes a housing mix of approximately 33% single detached dwellings,
27% street townhouses, 31% condominium townhouses, and 9% semi-detached
dwellings. The dwellings will contribute to the variety of new housing in the area and the
creation of a complete community in the secondary plan area. The Region recommends
that the amending zoning by-law include the proposed minimum number of townhouse
units specified for Blocks 177 and 178 on the draft plan/concept plan to address
Greenfield density and housing mix policies.

Archaeological Resources

Based on Provincial screening criteria, the subdivision land exhibits potential for the
discovery of archaeological resources. The agent submitted several archaeological
assessments completed for the property, including: Stage 1-2 Archaeological
Assessment (prepared by Detritus Consulting Ltd., dated July 31, 2014); Archaeological
Assessment (Stages 1, 2 and 3) prepared by Detritus Consulting Ltd., dated January 5,
2016; and Archaeological Assessment (Stage 4 of Location P2 AgGt-216), prepared by
Detritus Consulting Ltd., dated November 18, 2016. The Stage 1-2 Archaeological
Assessment dated July 31, 2014, and the Stage 4 of Location P2 AgGt-216 dated
November 18, 2016 concluded that the subject lands do not warrant further excavation
or investigation, and retain no further cultural heritage value or interest.

Ministry of Tourism, Culture and Sport (MTCS) acknowledgement letters were received
as detailed below:

- MTCS letter dated August 11, 2015 (pertaining to the Stage 1-2 Archaeological
Assessment prepared by Detritus Consulting Ltd., dated July 31, 2014);

- MTCS letter dated January 17, 2017 (pertaining to the Archaeological Assessment
for Stages 1, 2 and 3, prepared by Detritus Consulting Ltd., dated January 5, 2016);

- MTCS letter dated February 24, 2017 (Archaeological Assessment for Stage 4 of
Location P2 AgGt-216, prepared by Detritus Consulting Ltd., dated November 18,
2016).

Page 3 of 9
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The MTCS acknowledgement letters indicate that the ministry is satisfied the fieldwork
and reporting for the assessments are consistent with Provincial standards and
guidelines. Therefore, it appears that archaeological resource concerns have been
addressed for the subject lands. The Region requests a standard clause in the subdivision
agreement respecting the possible discovery of deeply buried remains during
construction.

Core Natural Heritage/Environmental Impact Study

Regional Environmental Planning staff has reviewed the subject applications and notes
that the Regional Core Natural Heritage mapping identifies an Environmental Protection
Area (EPA) associated with a Provincially Significant Wetland (PSW), an Environmental
Conservation Area (ECA) associated with Significant Woodlands and Significant Wildlife
Habitat (Kunda Park Forest), and two watercourses regulated by the Niagara Peninsula
Conservation Authority (NPCA), one of which (Tributary A) contains Important (Type 2)
Fish Habitat on the subject property. In accordance with Regional Official Plan (ROP)
Table 7-1 and its associated policies, an Environmental Impact Study (EIS) was required
to demonstrate that over the long term, there will be no significant negative impact on
these features or their ecological function.

Regional Environmental Planning staff has reviewed the EIS for Saffron Meadow Estates
Phase 3 prepared by Beacon Environmental Limited, dated April 2018. Staff are satisfied
that the EIS adequately demonstrates that the proposed development will not result in
significant negative impacts on either the Significant Woodlands or Significant Wildlife
Habitat, provided that the appropriate mitigation measures as outlined in Section 6.2 of
the EIS are implemented. It also demonstrates that both the PSW and woodland areas
identified as Habitat of Endangered and Threatened Species will be protected from
development as per Provincial and Regional policies. This protection will be afforded by
maintaining existing surface water flows into the PSW and a development setback of
approximately 100 metres from the PSW (to be appropriately zoned as per NPCA
comments dated July 13, 2018). Protection of the Significant Woodlands will further be
afforded by provision of a 10 metre setback from the Kunda Park Forest edge dripline,
including installation of appropriate construction fencing along the forest edge prior to site
alteration, and permanent no-gate rear lot fencing following construction completion. In
addition, to reduce disturbance to rare bat species, no construction activity is to occur
during the month of June (bat maternity roosting season) in any year within 30 metres of
the forest edge.

Regarding the Fish Habitat mapped on site, the EIS notes that Tributary A does not
constitute fish habitat and will not result in any adverse effects on fish or fish habitat.
Rather, the proposed realignment of Tributary A will improve fish and riparian habitat by
incorporating a natural channel design and naturalization plantings within a 33 metre wide
corridor through the development. Therefore, Regional environmental staff have no
objection to the proposed realignment provided that a NPCA Work Permit is obtained
prior to any site alteration.
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In summary, Regional environmental staff are satisfied that the proposed Official Plan
Amendment, Zoning By-law Amendment and Draft Plan of Subdivision satisfy Provincial
and Regional environmental policies and should be permitted as outlined above.

Stormwater Management

Regional staff has reviewed the ‘Revised Stormwater Management Plan — Saffron
Meadows, Town of Pelham’ (revised March 2018); and the ‘Functional Servicing Study —
Saffron Meadows Phase 3’ (dated April 2018), both prepared by Upper Canada
Consultants, and offer the following comments:

a) The Region is satisfied that both the Saffron Meadows North and South
Stormwater Management Facilities have been designed to provide sufficient
stormwater quality and quantity controls for the proposed Saffron Meadows Phase
3 development.

b) Prior to construction, the Region will require that detailed grading, storm servicing,
and construction sediment control drawings be circulated to this office for review
and approval.

c) Prior to construction, the Region will require that the engineering consultant
provide confirmation that the final design of the Saffron Meadows Phase 3
development is in general conformance with the ‘Revised Stormwater
Management Plan — Saffron Meadows, Town of Pelham’ (revised March 2018).

Conditions to address criteria b) and c) have been included in the Appendix.
Waste Collection

Niagara Region provides curbside waste and recycling collection for developments that meet
the requirements of Niagara Region’s Waste Collection Policy. The subject property is eligible
to receive Regional curbside waste and recycling collection provided that the owner bring the
waste and recycling to the curbside on the designated pick up day, and that the following
limits are not exceeded:

¢ No limit blue/grey containers;
¢ No limit green containers; and,
e 1 garbage container per unit.

Based on review of the Draft Plan of Subdivision by Upper Canada Consultants (dated April

12, 2018), Regional staff note the proposed temporary dead-end roads (i.e. Acacia Road,
Street A, Walker Road). These dead-end roads, and any dead-end roads resulting from
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development stages/phases, shall require temporary turn-arounds for all units fronting the
noted roadways, west of Street C, to be eligible for waste collection until such time that the
adjacent subdivision is completed and/or through passage is enabled. Niagara Region shall
require easements for which these temporary turn-arounds shall exist within, as well as
revised plans to reflect their locations.

Condominium Blocks

The agent submitted preliminary site plans illustrating the private road layout and townhouse
units of Blocks 177 and 178. Condominium townhouse developments are able to receive
internal curbside garbage collection through the Region. In order for this service to be
provided, the developer/owner shall comply with the Niagara Region’s Corporate Policy for
Waste Collection and complete the Application for Commencement of Collection and an
Indemnity Agreement. The forms and policy can be found at the following link:
www.niagararegion.ca/waste

e Block 177
o Due to proposed internal roadway design, Regional waste collection staff
require the inclusion of waste collection pads for Units 1, 2, 9, 10, 17, 18, 34,
35. These collection pads should be placed close to corners of the internal
roadway intersections.

e Block 178
o Regional waste collection staff have reviewed the submitted site plan and note
the requirement of waste collection pads for Units 1-4, 65-72, and 86. Further,
staff request that the applicant include waste collection pads for Units 5, 73 and
85 so waste collection trucks can make complete loops and negate the need for
any reverse motion.

Please see the Regional Waste Collection Policy and Procedure (link above) for required
waste collection pad dimensions. Conditions related to waste collection have been included
in the Appendix.

Servicing
The subject lands are within the Towpath Road (SPS). The Region has reviewed the
recently completed 2016 Water and Wastewater Master Servicing Plan (W&WW MSP)
and provide the following comments:

e This site falls within the Towpath Road SPS sewershed. This sewershed has been

allocated growth out to 2041. The study was completed at a high level and did not
allocate capacities to individual properties.
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The current operational firm capacity of the Towpath Road SPS is 141.7 L/s. The
MSP has projected the 2041 design peak wet weather flow will exceed the current
capacity and has a projected pumping deficit.

The W&WW MSP identified that the sanitary sewer sheds for the Towpath Road
SPS, which services Fonthill area, will develop constraints for wet weather flows.
The MSP has identified the need for an upgrade to the Towpath Road SPS which
is expected by 2022, pending annual budget approval by Regional Council.

The MSP can be found at the following link:
http://www.niagararegion.ca/2041/master-servicing-plan/default.aspx

Please refer to the attached Appendix for conditions related to servicing.

Conclusion

Regional Planning and Development Services staff is not opposed to the proposed Draft
Plan of Subdivision, and Official Plan and Zoning By-law Amendment applications,
subject to the conditions of draft approval listed in the attached Appendix, and the
satisfaction of any local requirements.

If you have any questions or wish to discuss these comments, please contact the
undersigned at extension 3352 or Richard Wilson, Senior Development Planner, at
extension 3391.

Please send a copy of the staff report and notice of the Town’s decision on these
applications.

Aimee Alderman

Development Planner

Attachments — Appendix (Conditions of Draft Plan Approval)

CC:

Ms. S. Dunsmore, P.Eng., Development Engineer, Niagara Region

Mr. S. Miller, P.Eng., Stormwater Management Engineer, Niagara Region

Ms. J. Whittard, Manager, Environmental Planning, Niagara Region

Ms. S. Mastroianni, Watershed Planner, Niagara Peninsula Conservation Authority (NPCA)
Mr. C. Thompson, Planner, Town of Pelham

Mr. D. Deluce, MCIP, RPP, Manager, Plan Review & Regulations, NPCA

Ms. J. Vida, MCIP, RPP, Manager of Planning and Development, Upper Canada Consultants
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Appendix
Conditions of Approval
Draft Plan of Subdivision
Saffron Meadows Phase 3, File No. 26T19-022018
Town of Pelham

. That the subdivision agreement between the owner and the Town contain the
following clause:

“Should deeply buried archaeological remains/resources be found on the property
during construction activities, the Heritage Operations Units of the Ontario Ministry
of Tourism, Culture and Sport in London (519-675-7742) and [owner’s licensed
archaeological consultant] shall be notified immediately. In the even that human
remains are encountered during construction, the owner shall immediately notify
the police or coroner, the Registrar of Cemeteries of the Ministry of Small
Businesses and Consumer Services in Toronto (416-326-8392), the Ministry of
Tourism, Culture and Sport, and [owner’s licensed archaeological consultant].”

. That the applicant submit a Functional Servicing Review signed and stamped by
a professional engineer (for Stormwater Management control confirmation).

. That prior to approval of the final plan or any on-site grading, the owner shall the
following plans designed and sealed by a qualified professional engineer in
accordance with the Ministry of the Environment and Climate Change documents
entitled Stormwater Management Planning and Design Manual, March 2003 and
Stormwater Quality Guidelines for New Development, May 1991, or their
successors to the Niagara Region Planning and Development Services
Department for review and approval:

a. Detailed lot grading, servicing and drainage plans, noting both existing and
proposed grades and the means whereby overland flows will be
accommodated across the site; and,

b. Detailed erosion and sedimentation control plans.

. That the subdivision agreement between the owner and the Town contain
provisions whereby the owner agrees to implement the approved plan(s) required
in accordance with the Condition above (#3) regarding Stormwater Management.

. The owner shall provide a revised draft plan to reflect proposed temporary
turnarounds in compliance with the Regional Waste Collection Policy or a
temporary through-passage in the case of phased development. The owner must
provide an easement to the Region for legal access to any potential turnaround
areas on private land.
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6. That the owner ensure that all streets and development blocks can provide an
access in accordance with the Regional Municipality of Niagara Corporate Policy
and Corporate Procedure for Waste Collection, and by-laws relating to the
curbside collection of waste.

7. That the owner submit a written acknowledgement to the Niagara Region Public
Works Department (Development Services Division) that draft approval of this
subdivision does not include a commitment of servicing allocation by the Regional
Municipality of Niagara as this servicing allocation will be assigned at the time of
registration and any pre-servicing will be at the sole risk and responsibility of the
owner.

8. That the owner submit a written undertaking to the Niagara Region Public Works
Department (Development Services Division) that all offers and agreements of
Purchase and Sale, which may be negotiated prior to registration of this
subdivision, shall contain a clause indicating that a servicing allocation for this
subdivision will not be assigned until the plan is registered, and a similar clause be
inserted in the subdivision agreement between the owner and the Town.

9. That prior to final approval for registration of this plan of subdivision, the owner
shall submit the design drawings [with calculations] for the sanitary and storm
drainage systems required to service this development and obtain Ministry of the
Environment Compliance Approval under the Transfer of Review Program.

Clearance of Conditions

Prior to granting final plan approval, the Town of Pelham must be in receipt of written
confirmation that the requirements of each condition have been met and that all fees have
been paid to the satisfaction of the Niagara Region.

Subdivision Agreement

Prior to final approval for registration, a copy of the executed subdivision agreement for
the proposed development should be submitted to the Regional Planning and
Development Services Department for verification that the appropriate clauses pertaining
to any of these conditions have been included. Note: The Niagara Region Planning and
Development Services Department recommends that a copy of the draft agreement also
be provided in order to allow for the incorporation of any necessary revisions prior to
execution.

Page 9 of 9



Shannon Larocque

From:
Sent:
To:
Subject:

2018-06-01
Shannon Larocque

Pelham

Attention: Shannon Larocque

circulations@wsp.com

Friday, June 01, 2018 10:10 AM

Shannon Larocque

OPA, ZBLA, Draft Plan of Subdivision - Saffron Meadows Phase 3, Pelham - File No. OP-
AM-03-18, AM 04-18 & 26T19-022018

Re: OPA, ZBLA, Draft Plan of Subdivision - Saffron Meadows Phase 3, Pelham - File No. OP-AM-03-18, AM
04-18 & 26T19-022018; Your File No. OP-AM-03-18,AM 04-18,26T19-022018

Our File No. 82534

Dear Sir/Madam,

We have reviewed the circulation regarding the above noted application.

The following paragraph is to be included as a condition of approval:

“The Owner shall indicate in the Agreement, in words satisfactory to Bell Canada, that it will grant to Bell
Canada any easements that may be required, which may include a blanket easement, for
communication/telecommunication infrastructure. In the event of any conflict with existing Bell Canada
facilities or easements, the Owner shall be responsible for the relocation of such facilities or easements”.

We hereby advise the Developer to contact Bell Canada during detailed design to confirm the provision of
communication/telecommunication infrastructure needed to service the development.

As you may be aware, Bell Canada is Ontario’s principal telecommunications infrastructure provider,
developing and maintaining an essential public service. It is incumbent upon the Municipality and the
Developer to ensure that the development is serviced with communication/telecommunication infrastructure. In
fact, the 2014 Provincial Policy Statement (PPS) requires the development of coordinated, efficient and cost-
effective infrastructure, including telecommunications systems (Section 1.6.1).

The Developer is hereby advised that prior to commencing any work, the Developer must confirm that
sufficient wire-line communication/telecommunication infrastructure is available. In the event that such
infrastructure is unavailable, the Developer shall be required to pay for the connection to and/or extension of the
existing communication/telecommunication infrastructure.



If the Developer elects not to pay for the above noted connection, then the Developer will be required to
demonstrate to the satisfaction of the Municipality that sufficient alternative communication/telecommunication
will be provided to enable, at a minimum, the effective delivery of communication/telecommunication services
for emergency management services (i.e., 911 Emergency Services).

MMM (a WSP company) operates Bell Canada’s development tracking system, which includes the intake and
processing of municipal circulations. Please note, however, that all responses to circulations and other
requests, such as requests for clearance, come directly from Bell Canada, and not from MMM. MMM is
not responsible for the provision of comments or other responses.

Should you have any questions, please contact the undersigned.
Yours truly,

Meaghan Palynchuk

Manager, Municipal Relations

Access Network Provisioning, Ontario
Phone: 905-540-7254

Mobile: 289-527-3953

Email: Meaghan.Palynchuk@bell.ca

NOTICE: This communication and any attachments ("this message") may contain information which is privileged, confidential, proprietary or otherwise subject to
restricted disclosure under applicable law. This message is for the sole use of the intended recipient(s). Any unauthorized use, disclosure, viewing, copying,
alteration, dissemination or distribution of, or reliance on, this message is strictly prohibited. If you have received this message in error, or you are not an
authorized or intended recipient, please notify the sender immediately by replying to this message, delete this message and all copies from your e-mail system and
destroy any printed copies. You are receiving this communication because you are listed as a current WSP contact. Should you have any questions regarding
WSP's electronic communications policy, please consult our Anti-Spam Commitment at www.wsp.com/casl. For any concern or if you believe you should not be
receiving this message, please forward this message to caslcompliance@wsp.com so that we can promptly address your request. Note that not all messages sent
by WSP qualify as commercial electronic messages.

AVIS : Ce message, incluant tout fichier 'accompagnant (« le message »), peut contenir des renseignements ou de l'information privilégiés, confidentiels,
propriétaires ou a divulgation restreinte en vertu de la loi. Ce message est destiné a l'usage exclusif du/des destinataire(s) voulu(s). Toute utilisation non permise,
divulgation, lecture, reproduction, modification, diffusion ou distribution est interdite. Si vous avez regu ce message par erreur, ou que vous n'étes pas un
destinataire autorisé ou voulu, veuillez en aviser I'expéditeur immédiatement et détruire le message et toute copie électronique ou imprimée. Vous recevez cette
communication car vous faites partie des contacts de WSP. Si vous avez des questions concernant la politique de communications électroniques de WSP, veuillez
consulter notre Engagement anti-pourriel au www.wsp.com/lcap. Pour toute question ou si vous croyez que vous ne devriez pas recevoir ce message, priere de le
transférer au conformitelcap@wsp.com afin que nous puissions rapidement traiter votre demande. Notez que ce ne sont pas tous les messages transmis par WSP
qui constituent des messages electroniques commerciaux.
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CANADAPOST.CA POSTESCANADA.CA

May 22, 2018

SHANNON LAROCQUE
TOWN OF PELHAM

20 PELHAM TOWN SQUARE
FONTHILL, ONTARIO, LOS 1EO

Re: FILE # 26T19-022018
Saffron Meadows Phase 3
Dear Shannon,

This development will receive mail service to centralized mail facilities provided through our
Community Mailbox program.

| will specify the conditions which | request to be added for Canada Post Corporation's
purposes.

The owner shall complete to the satisfaction of the Director of Engineering of the town of
Pelham and Canada Post:

a) Include on all offers of purchase and sale, a statement that advises the
prospective purchaser:

i) that the home/business mail delivery will be from a designated
Centralized Mail Box.

ii) that the developers/owners be responsible for officially notifying the
purchasers of the exact Centralized Mail Box locations prior to the closing

of any home sales.

b) The owner further agrees to:

i) work with Canada Post to determine and provide temporary suitable
Centralized Mail Box locations which may be utilized by Canada Post until
the curbs, boulevards and sidewalks are in place in the remainder of the
development.




CANADA
POST

POSTES
CANADA

p

ii) install a concrete pad in accordance with the requirements of and in
locations to be approved by Canada Post to facilitate the placement of
Community Mail Boxes

iii) identify the pads above on the engineering servicing drawings. Said pads
are to be poured at the time of the sidewalk and/or curb installation
within each phase of the plan of subdivision.

iv) determine the location of all centralized mail receiving facilities in
co-operation with Canada Post and to indicate the location of the
centralized mail facilities on appropriate maps, information boards and
plans. Maps are also to be prominently displayed in the sales office(s)
showing specific Centralized Mail Facility locations.

c) Canada Post's multi-unit policy, which requires that the owner/developer
provide the centralized mail facility (front loading lockbox assembly or rear-
loading mailroom [mandatory for 100 units or more]), at their own expense, will

be in effect for buildings and complexes with a common lobby, common indoor
or sheltered space.

Should the description of the project change, | would appreciate an update in order to assess
the impact of the change on mail service.

If you have any questions or concerns regarding these conditions, please contact me.

| appreciate the opportunity to comment on this project.

Regards,

Officer, Delivery Planning
(226) 268-5914
Andrew.Carrigan@Canadapost.ca
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ENBRIDGE

500 Consumers Road
North York, Ontario M2J 1P8
Canada

May 28, 2018

Shannon Larocque
Senior Planner

Town of Pelham

20 Pelham Town Square
PO Box 400

Fonthill, ON LOS 1EO

Dear Shannon,

Re: Draft Plan of Subdivision, Official Plan Amendment
& Zoning By-law Amendment — Saffron Meadows Phase 3
Hert Inc.
Port Robinson Road
Town of Pelham
File No.: 26T19-022018, OP-AM-03-18 & AM 04-18

Enbridge Gas Distribution does not object to the proposed application(s).

This response does not constitute a pipe locate or clearance for construction.

The applicant shall contact Enbridge Gas Distribution’s Customer Connections department by
emailing SalesArea80@enbridge.com for service and meter installation details and to ensure all

gas piping is installed prior to the commencement of site landscaping (including, but not limited
to: tree planting, silva cells, and/or soil trenches) and/or asphalt paving.

If the gas main needs to be relocated as a result of changes in the alignment or grade of the
future road allowances or for temporary gas pipe installations pertaining to phase construction,
all costs are the responsibility of the applicant.

Easement(s) are required to service this development and any future adjacent developments.
The applicant will provide all easement(s) to Enbridge Gas Distribution at no cost.

In the event a pressure reducing regulator station is required, the applicant is to provide a 3
metre by 3 metre exclusive use location that cannot project into the municipal road allowance.
The final size and location of the regulator station will be confirmed by Enbridge Gas
Distribution’s Customer Connections department. For more details contact
SalesArea80@enbridge.com.

The applicant will grade all road allowances to as close to final elevation as possible, provide
necessary field survey information and all approved municipal road cross sections, identifying all
utility locations prior to the installation of the gas piping.


mailto:SalesArea80@enbridge.com
mailto:SalesArea80@enbridge.com

Enbridge Gas Distribution reserves the right to amend or remove development conditions.

Sincerely,

Municipal Planning Coordinator
Long Range Distribution Planning

ENBRIDGE GAS DISTRIBUTION

TEL: 416-495-5386
MunicipalPlanning@enbridge.com

500 Consumers Rd, North York, ON, M2J 1P8

enbridgegas.com
Integrity. Safety. Respect.

ACljh
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Shannon Larocque

From: Paul.Shllaku@HydroOne.com
Sent: Tuesday, May 22, 2018 10:59 AM
To: Shannon Larocque

Subject: Pelham Niagara - 26T19-022018
Hello,

We are in receipt of your Plan of Subdivision application, 26T19-022018 dated May 16,2018. We have reviewed the
documents concerning the noted Plan and have no comments or concerns at this time. Our preliminary review
considers issues affecting Hydro One’s 'High Voltage Facilities and Corridor Lands' only.

For proposals affecting 'Low Voltage Distribution Facilities’ the Owner/Applicant should consult their local area
Distribution Supplier. Where Hydro One is the local supplier the Owner/Applicant must contact the Hydro subdivision
group at subdivision@Hydroone.com or 1-866-272-3330.

To confirm if Hydro One is your local distributor please follow the following link:
http://www.hydroone.com/StormCenter3/

Please select “ Service Territory Overly” and locate address in question by entering the address or by zooming in and out
of the map
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If you have any further questions or inquiries, please contact Customer Service at 1-888-664-9376 or e-mail
CustomerCommunications@HydroOne.com to be connected to your Local Operations Centre

If you have any questions please feel free to contact myself.

Thank you,

Dennis De Rango
Specialized Services Team Lead, Real Estate Department

Hydro One Networks Inc.
Tel: (905)946-6237

Email: Dennis.DeRango@HydroOne.com

This email and any attached files are privileged and may contain confidential information intended only for the
person or persons named above. Any other distribution, reproduction, copying, disclosure, or other
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